COMMUNITY DEVELOPMENT

P.O. Box 1609 Mammoth Lakes, CA 93546

MEETING DATE: January 12, 2006
TO: Planning Commission
SUBJECT: Tentative Tract Map 36-235 and Use Permit Application

2005-09 to Construct a 193-Unit Condominium Hotel
Having Lock-off Units Totaling 225 “Keys” with
Understructure Parking for 259 Vehicles with Full-Time
Valet Parking Services, Spa, Pool and Patio, Meeting
Facilities, Restaurant/Bar, Twenty-four Workforce
Housing Units, and Associated Landscape Improvements
on Five Parcels of Land Totaling Seven Acres.

FROM: £#0Craig Olson, Senior Planner
APPLICANT: Mammoth Hillside, LLC
LOCATION: West Side of Canyon Boulevard, North of Lake Mary

Road (APNs: 33-020-10, -11, -21, -33 and 31-110-27)

ZONING/GENERAL PLAN: The Property is Designated Plaza Resort (PR) and
Specialty Ledging (SL) by the North Village Specific
Plan and Designated as Specific Plan (SP) with an
Activity Node Overlay by the General Plan.

(See Location Map Next Page)

STAFF RECOMMENDATION:  Staff recommends that the Planning Commission conduct
a public hearing, review the Agenda Report, and determine either:

1. The project can be re-designed as conditioned by staff to meet the requirements and
objectives of the Specific Plan and EIR and approve the Tentative Tract Map and Use
Permit based upon the findings and conditions in the attached Resolution;

2. Continue the item to receive design revisions and further information;

3. Find that the project is not consistent with the objectives and policies of the Specific
Plan and EIR and deny the application.
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DEVELOPMENT PROPOSAL

The applicant requests Tentative Tract Map and Use Permit approval to construct a
development consisting of a 193-Unit Condominium Hotel (Mammoth Hillside) having 325
bedrooms with Lock-off Units totaling 225 “keys” and an additional 24 one-bedroom
workforce housing units. Three levels of understructure parking accessed from Canyon
Boulevard accommodate 259 vehicles to be served by full-time valet parking attendants. The
development includes a service loading dock, spa/fitness area of 9,038 square feet, meeting
facilities of 6,300 square feet, restaurant of 5,070 square feet, guest services area of 2,700
square feet, pool and patio area, and associated landscape and street frontage improvements on
a 4.6-acre portion of the seven-acre site. A second phase of the project is proposed to include
the construction of 41 two and three-bedroom Townhome Condominiums having 107
bedrooms with understructure parking for 72 vehicles on approximately two acres of the site.
Phase II will take access from Lakeview Boulevard. Only the Phase I portion of the
development proposal is being considered under the current application request.

SUBJECT PROPERTY AND SURROUNDING LAND USES

The property is located on the west side of Canyon Boulevard north of its intersection with
Lake Mary Road. The northerly 2.27-acres of the property is located within the Plaza Resort
(PR) Zone and the southerly 4.7-acres of the site is located within the Specialty Lodging (SL)
Zone. A 0.61-acre portion of excess right-of-way along Lake Mary Road has been vacated and
is proposed to be purchased and included with the five parcels of land that make up the total
seven-acre project area. The site is forested and slopes upward from Lake Mary Road and
Canyon from an elevation of approximately 8,060 feet to 8,105 feet. The site was formerly the
location of the Engelhof and Ponderosa Lodges and is currently being used as a construction
staging area for the 8050 and Monache (Westin) projects. Abutting property to the west is
developed with the Helios South and Mammoth View Villas Condominiums. Property to the
north is being developed with the Monache Condominium Hotel project. Property to the south
across Lake Mary is the “old green church” site and property to the east across Canyon is
developed with the Village Plaza, the Gondola Building, the 8050 project, the Fireside
Condominiums, and the old Inyo-Meno Title office site.

PROJECT ISSUES SUMARY

As discussed in greater detail in the “Issues Analysis” section of this report, staff has
conducted a thorough and comprehensive review of the plans and documentation submitted by
the applicant to determine conformance to the objectives of the North Village Specific Plan
(NVSP), the project’s zoning designations, the Specific Plan Environmental Impact Report
(EIR), the North Village Design Guidelines, and the Town’s adopted Design Guidelines.
Attachments to this report include: Attachment 1: Project Summary, Attachment 2: Design
Review Checklist, Attachment 3: Advisory Design Panel (ADP) Meeting Notes of September
8, 2005 and January 5, 2006, Attachment 4: Application and Background Material, and
Attachment 5: the Environmental Conformance Report to the Program EIR for the NVSP that
is presented as a separate document. The applicant and their design team have worked with the
Advisory Design Panel (ADP) and staff to present an architecturally pleasing project.
However, staff has identified the following project issues that require additional clarifications
or revisions to determine the application request to be in compliance with the development
standards for the project area:




Parking area design.

Setbacks from non-NVSP boundaries.
Number of parking spaces provided.
Driveway line-of-site.

Tour bus parking.

Tree loss.

Paved area setbacks.

Workforce housing.

Color and Materials Board.

The nine issues identified above are discussed in greater detail within the “Project Issue
Discussion” section below. To address these issues, the applicant will need to redesign portions
of the project. This will result in revised setbacks, building design revisions, grading revisions,
landscape design clarification, and parking revisions. The following discussion identifies the
project’s conformance and non-conformance to the applicable development standards in
greater detail.

S I N S

ISSUES ANALYSIS

Vision Statement: The project conforms to the Town’s Vision Statement in that it will provide
a quality condominium hotel within the “bustling, tightly knit pedestrian resort” core of the
community. The Vision Statement encourages “many hotels, inns, restaurants and shops
oriented around a central plaza. Parking is understructure and housing is provided on-site for
those people wishing to reside closer to work and play.” The project provides these types of
amenities in conformance with the Vision Statement.

Conformance to the General Plan and the North Village Specific Plan: The North Village
Specific Plan 2000 was adopted for the Specific Plan area with the finding that it conforms to
the Town’s General Plan. The project area is designated Plaza Resort (PR) and Specialty
Lodging (SL.) by the NVSP. The following is an overview of staff’s analysis of the Mammoth
Hillside project’s conformance to these objectives.

Land Use Objectives: There are ten overall land use objectives of the NVSP, five PR
objectives, and four SL objectives. The land use objectives of the NVSP and the PR and SL
Zones were established to assure compliance with the nine overall goals of the Town’s General
Plan. Consistent with NVSP Land Use Objectives 1 and 2: The project must be found “to
enhance the image of the Town of Mammoth Lakes as a destination resort by providing quality
services, recreational elements, and amenities comparable to other destination resort areas™ and
“to establish the North Village area as a high-profile visitor activity core in the Town of
Mammoth Lakes.” The project, as a “flag” condominium hotel development is consistent with
these objectives in that it will provide quality accommodations and services, full-time valet
parking, restaurant, spa and pool facilities, and meeting facilities for its owners and guests. A
condition of approval will require a contract with a four or five star operator to assure
conformance.

NVSP Objectives 3, 4, and 5 relate to creating a pattern of land uses which enable the
development of a concentrated resort dependent upon a functional pedestrian system, provide



the necessary levels of services, facilities and infrastructure as development occurs, and to
provide for development that is planned as a unified and integrated resort area. As designed,
the Mammoth Hillside project will help to unify and integrate the Village core through
pedestrian linkages along the west side of Canyon Boulevard and by providing a future
pedestrian bridge over-crossing of Canyon to the Gondola Building and the Village Plaza. The
project site planning and architectural design will help achieve a project that will complement
the “high-profile visitor activity core” and will provide facilities and infrastructure to support
the development that integrate into the recent improvements made within the Village core.

NVSP Objectives 6, 7, 8, 9 and 10 relate to encouraging development that incorporate
environmental sensitivity and sustainability into design features and amenities, that
demonstrate a reduction in vehicle miles traveled to meet state and federal air quality
standards, that avoid “strip commercial” development, that create a “critical mass” of
commercial development oriented to pedestrian activity, and that assure an adequate supply of
affordable housing. Due to the amount of grading required by the project’s design to provide
access to the site without exceeding driveway slope requirements, the Canyon Boulevard and
Lake Mary frontages, as well as areas along the sides of the structure, will loose significant tree
coverage. This conflicts with the objective of incorporating environmental sensitivity into the
project design. Staff has identified this “tree loss” as a project issue and has proposed
conditions to mitigate the proposed impact. The project is consistent with Objectives 7, 8, 9,
and 10 in that is a pedestrian oriented development situated near transit facilities, it does not
create a “strip commercial” use, and workforce housing is to be provide on-site.

An objective of the NVSP is to create a “small town character.” The NVSP also includes a goal
of creating a high-density commercial village that encourages pedestrian use. There is an
intended average density of 52 rooms per acre in the North Village. This is the highest density
neighborhood planned for Mammoth Lakes. Inherent in this concept is a village area that is not
small scale. The Mammoth Hillside project is consistent with the NVSP goals of creating a
high-density commercial village while providing on-site workforce housing. The “small town
character” must be evaluated through project design, vertical building expressions, and a “town
square” style of pedestrian experiences. This development plan for the Village area is
consistent with small European villages that concentrate density toward the village core in
order to provide lesser density in the surrounding areas of the Town and to protect the
environment outside the urban limits. In this respect, the Mammoth Hillside project adheres to
the NVSP objectives.

Land Use Policies: The proposal meets NVSP Policies 1, 3 through 6, and 8 through 10 as it
creates a variety of uses and reaches a market niche tailored to a pedestrian orientation. With
the need to reduce automobile traffic, the project has adjacent access to the ski area gondola
and commercial services within the project and the Village. The Design Guidelines for the
Village at Mammoth have been adopted to ensure that high architectural standards are met.
Parcel consolidation has been achieved which minimizes access points and uvtility connections.
The NVSP EIR mitigation measures will be incorporated into the conditions of approval. A
separate analysis has been prepared to review these requirements. The project will impact
existing trees and the re-planting of native trees is included in the landscape plan.

Policy 2 states that site-specific development plans shall be sensitive to physical and
environmental constraints. Due to the natural slope of the site and the need to provide access
driveways and parking that conform to slope standards, grading along Canyon and Lake Mary



will be required and this policy may be difficult to achieve but can be addressed through
project design.

Policy 7 encourages a varied skyline. The proposed buildings have varying eave and roof ridge
heights, The NVSP Design Guidelines encourage dormers to be built into the roof and gabled
over hip roof ends. The roof design adheres to these guidelines.

Policy 11 encourages detailing of storefronts along the pedestrian corridor. The project
provides sidewalks that bring pedestrians closer to the structure, but commercial services and
the restaurant will not be available to the public.

Policy 12 encourages employee housing in North Village. The project incorporates workforce
housing into its design.

PROJECT ISSUE DISCUSSION

1. Parking area design. The layout of the parking spaces and the one-way width of the
drive aisles within the understructure garage do not conform to Town parking
standards. The NVSP does not specify the requirements for parking stall dimensions or
the width of drive aisle lanes and, therefore, the Municipal Code applies. Municipal
Code Section 17.20.040R.1 requires enclosed parking spaces to measure 9 by 18 feet
when not obstructed by walls or other barriers and to have a minimum unobstructed
back up distance of 24 feet. There is insufficient back-up distance (15 to 16 feet) where
one-way drive aisles are shown. Section 17.20.0408.2 requires a 24-foot aisle width
when vehicles pass in two directions. Support pillars block the access aisles and access
into some of the spaces and aisle widths are insufficient in other locations. The width of
spaces located adjacent to obstructions are not dimensioned to determine if additional
width is needed to make them functional. The turn radius onto the ramp accessing
different levels is as small as 16 feet. Municipal Code Section 17.20.040R.1.f requires a
minimum outside turn radius of 30 feet to adequately accommodate vehicles common
to the community. The parking garage design must be modified to meet Town
standards. Additionally, the NVSP (Table 6, page 63) only allows for valet parking
when “parking demand exceeds parking supply.” As designed, the garage does not
provide for additional parking spaces in excess of the minimum number of spaces
required and is actually two spaces below the minimum required. Therefore, the garage
must be modified or the NVSP will need to be amended.

2. Setbacks from non-NVSP boundaries. Building setbacks along side yards are allowed
at ten feet except where the property line abuts the Specific Plan boundary. The NVSP
EIR mitigation measure 5.3-1m requires a setback of 20 feet for buildings up to 35 feet
in height and an additional setback of one foot for every two feet of building height
beyond the twenty-foot minimum setback. Where the property abuts Mammoth View
Villas near the southwest corner of the property, the structure is 30-feet in height and is
shown to be setback a minimum of 11 to 12 feet and a maximum of approximately 12
feet 11 inches in this area. Therefore, the structure within this area needs to be relocated
or the mitigation measure needs to be revised. Revision of the mitigation measure
would require a continuance to conform to CEQA.




. Number of parking spaces provided. Consistent with the NVSP (Table 6, page 62), all
projects shall have a minimum of three check-in parking spaces for projects of 50
rooms and guest access to a minimum of 10% of the total number of parking spaces.
The applicant has indicated that three check-in parking spaces can be accommodated at
the porte-cochere entry to the lobby. These spaces are not shown on the plan. Based
upon 225 “keys” and observation of other lodging projects, the project needs to provide
additional check-in parking at 3 spaces per 50 units. This results in check-in parking for
14 vehicles. This parking may be provided along the turn-around at the porte-cochere,
provided that circulation is not obstructed. The applicant shall provide a plan showing
how the check-in parking will function. 259 parking spaces are provided within the
understructure garage. The project requires 261 spaces in addition to the check-in
spaces required. Therefore, the project is two parking spaces below the minimum
number required for the project’s design. Valet parking cannot be used as justification
for a reduction in the number of parking spaces required by unit and number of
bedrooms as specified within Table 6 of the NVSP,

. Driveway line-of-site. Drivers exiting onto Canyon from the driveway may have their
northerly line-of-sight obstructed by buses that park within the transit turnout bays to
the north of the driveway intersection. Sight distance measurements from the driveway
need to assume that a bus is parked in the bays. Unless it can be proven that adequate
sight distance to the north can be achieved, mitigation will need to be required. This
mitigation may include, but is not limited to, the reduction of speed along Canyon
Boulevard, the redesign of the transit center bus parking, and/or moving the driveway.
Additionally, the southerly line-of-sight may be reduced due to the vertical curve of
Canyon. These potential line-of-sight limitations require additional analysis.

. Tour bus parking. The NVSP (item 8.e, page 63) requires tour bus parking to be
provided for all transient uses pursuant to Municipal Code Section 3.12.030D. This
Code Section states that if the transient occupancy facility books rooms with persons
who utilize tour buses, the operator is required to furnish, or make suitable
arrangements to furnish adequate parking for the tour bus at either on-site or off-site
locations. The applicant will need to provide a tour bus parking program.

Tour bus access to the porte-cochere and lobby is also necessary. Due to the inadequate
turn radius of the driveway near the porte-cochere, buses cannot be accommodated on-
site. The driveway from Lake Mary to the service delivery area cannot be used for tour
bus access since the buses would interfere with delivery vehicles and the service bay
does not provide a functional or attractive guest portal. Therefore, the project, as
currently designed, does not conform to this standard, and redesign is necessary.

. Tree loss. Due to the amount of grading required by the project’s inclusion of a
patio/spa area on the south, the Lake Mary frontage will lose virtually all tree coverage.
This conflicts with NVSP EIR Mitigation Measure 5.3-1m that states: “A forested
buffer shall be maintained for parcels which front along Lake Mary Road. The buffer...
shall consist of preservation of trees within the 200-foot. .. right-of-way... to the extent
that vehicular and pedestrian travel is not impeded. This will require that buildings be
designed and constructed so that the buffer area is maintained.” The applicant proposes
a landscape design along the structure’s sides, and adjacent to Lake Mary and Canvon
to introduce plantings that “replace” the natural experience by making the Mammoth



Hillside project appear as if it has been developed in a natural setting. Review of the
landscape plan and the tree removal and retention plan by the ADP determined that an
opportunity exists for a redesign of the patio/spa and Lake Mary driveway area to retain
as many mature trees as possible. The applicant will need to provide a revised grading
plan to indicate the number of trees to be retained along the Lake Mary frontage.

7. Paved area setbacks. The paving of the driveway turn from the porte-cochere extends to
within 10 feet of the Canyon Boulevard property line. The hammerhead portion of the
driveway to the service entry from Lake Mary also extends to within 10 feet of the
property line and portions of the patio/spa deck extend to within 3 or 4 feet. Setback
areas are needed for landscaping, for roadway snow storage, and to protect people and
property from snow removal activities. Table 5 (page 35) of the NVSP allows
structures of less than 24 feet in height to be setback 10 feet from the property line but
does not set standards for driveways. Therefore, the Municipal Code and Public Works
standards control. Therefore, at grade paving surfaces and the patio/spa deck, except for
sidewalks and the portions of driveways directly accessing the site, should retain a
minimum setback of ten feet or more from the property line.

8. Workforce housing. The 24 units of workforce housing required for Phase I assumes a
transfer of 34 FTEEs from the 8050 project. However, of the 51 FTEE credits received
in the In-Lieu Agreement, 22 credits were used for the 8050 project leaving only 29
FTEE credits for the Mammoth Hillside project. This results in 27 1-bedroom units of
workforce mitigation housing needed for Mammoth Hillside Phase I instead of the 24
units proposed. However, in order to qualify for the 35% state density bonus, a total of
36 very low-income bedrooms must be provided. Only the 27 bedrooms of mitigation
housing are exempted from density,

9. Color and Materials Board. The color and materials board submitted by the applicant
has pictures of the exterior materials to be used, rather than the actual samples of the
materials. The “Moonstone” (light gray/green) color proposed for much of the siding
does not meet the Town Design Guideline that states: “on larger planer surfaces, select
a color that is slightly darker than surrounding natural colors.” The North Village
Guidelines prefer colors to be expressed vertically, whereas, Hillside’s are expressed
horizontally. Construction will be Type 1, Fire Resistive with exterior walls having a
minimum of 2-hour fire rating and openings requiring ¥-hour protection within 20 feet
of the property line. The applicant must demonstrate adherence to this requirement
given the exterior “wood” applications proposed. As recommended by the ADP, the
gray/green color will need to be darkened and the elevations between the southerly and
northerly structures and the elevation fronting the Monache project will need to be
provided with architectural detail, increased window sizes, heavy trim treatments, and
roof line variations.

Development Agreement Requirements: Some of the project area was purchased from
Intrawest and the project is subject to the Development Agreement for the North Village
Intrawest holdings. Consistent with the agreement, the project is subject to the Bond Lien for
Community Facility District 2001-1 and the applicant shall request reapportionment of CFD
2001-1 and participate in the community transit system, annex into the maintenance district,
provide public access and easements, contribute to emergency facilities and parks, and adhere
to the Vested Rules. Additionally, the project shail pay Development Impacts Fees at the rate




established at the time Building Permits are issued by the Town. No additional requirements of
the Development Agreement have been identified that would be applicable to the Mammoth
Hillside project. Fees established by the NVSP EIR to mitigate impacts for police and fire
protection, transit facilities, and air quality will be required.

Project Density: The density standards for the PR designation allows for a maximum of 80
rooms per acre and the SL designation allows for 48 rooms per acre. A “room” is defined as:
“(a) One hotel room, (b) One bedroom, loft, or other sleeping area in residential uses, or {c)
450 square feet of commercial or restaurant space.” For the proposed project, the NVSP
excludes the commercial and restaurant space from density since they will only serve the
owners and guests of the Condominium Hotel. A density transfer of 87.04 rooms from the PR
portion of the property to the East Village occurred in 2004. The applicant is seeking a density
bonus of 35% for the on-site workforce housing in accordance with state guidelines. Given
these density allowances, bonuses, and transfers, the entire 7-acre project area yields a total of
432 “sleeping” rooms. The project proposes 325 bedrooms within the 193 units of the Phase 1
development and 107 bedrooms within 41 units within the Phase II development area for a
total bedroom count of 432. In addition to these units, a total of 24 one-bedroom workforce-
housing units are proposed (27 are required when the proper In-Lieu FTEEs are applied) within
the Phase I development. Consistent with the NVSP Housing Element (Section 17.36.040E),
the workforce housing mitigation units required for the development are not counted in the
density calculations.

Provided that the project is a housing development project and provides affordable housing
consistent with state law, the allowable density breakdown would be as follows:

Area Acres Rooms/Ac | Density Rooms 35% Total
Transfer Density Bedrooms
Bonus

SL 4.09 48 0 196.32 68.712 265.032

PR 2.27 80 (-87.04) 94.56 33.096 127.656
(181.6-
87.04)

Lake Mary ! 0.61 48 0 26,28 10.248 39.528

ROW

Total: 6.97 N/A N/A 432216
320.16 112.056

If as finally configured, the project is not a housing development project or does not meet the
affordability requirements, a reduction of 112 rooms would be required.

Project Access / Parking / Traffic Generation: The site is accessed from Canyon Boulevard.
The access driveway is to be located across from the driveway on the east side of Canyon that
serves the 8050 project. The driveway provides access to the main lobby under a “porte-
cochere” and to the understructure parking entry. The 24-foot wide entry door to the
understructure parking only indicates an 8-foot vertical clearance. With larger sport utility
vehicles, ski and board racks, and roof mounted storage containers, the minimum vertical
clearance of 8 feet 6 inches is required at the garage entry and within all portions of the
understructure parking garage. A condition of approval will require this ceiling height.




A Traffic Impact Analysis (LSA Associates, December 2005) has been prepared for the project
that recommends three mitigation measures: (1) Re-stripe the Lakeview Boulevard/Lake Mary
intersection southbound approach from Lakeview to provide dedicated left and right turn lanes
onto Lake Mary Road, (2) Widen Canyon Boulevard by ten feet to provide a northbound left-
turn lane onto the project access driveway, and (3) Provide a line-of-sight for drivers exiting
the site and turning right from the driveway onto Canyon by prohibiting any obstructions
within 10 feet of the property line for a 120-foot span south of the driveway.

The Town requested a peer review of the LSA stady by LSC Transportation Consultants. The
peer review agreed with the LOS analysis and the cumulative traffic generation analysis.
However, LSC identified that drivers exiting onto Canyon from the driveway may have their
northerly line-of-sight obstructed by buses that park within the transit turnout bays to the north
of the driveway intersection. It is recommended that sight distance measurements from the
driveway need to assume that a bus is parked in the bays. Unless it can be proven that adequate
sight distance to the north can be achieved, additional mitigation will need to be required. This
mitigation may include, but is not limited to, the reduction of speeds along Canyon Boulevard,
the redesign of the transit center bus parking, and/or relocation of the driveway. Staff would
not support a redesign of the transit center unless no costs would be incurred by the Town and
the relocated center would function well as a Transit Hub for the Village. Additionally, LSC
identified the need for hydronic heating of Lakeview at its approach to Lake Mary Road
consistent with the Town’s Capital Improvement Program, signing of the dedicated left and
right turn lanes, and an 11-foot wide left turn lane onto the driveway from Canyon Boulevard.

A second driveway from Lake Mary Road provides access to a loading dock where service
deliveries will be made. No access to the understructure parking area is provided from the Lake
Mary driveway. The receiving dock will be capable of servicing vans and delivery vehicles.
Deliveries received at the loading dock will be hand trucked to the service elevator and to their
destinations within the project.

The NVSP (Table 6, page 62) requires parking to be provided based on bedrooms within the
units. The retail/restaurant/conference areas are solely for the use of owners and guests and
their parking requirements are factored into the number of spaces required by the project’s
unit/bedroom count. The 103 studio and one-bedroom units and the 32 two-bedroom units
require one parking space per unit. The 20 two-bedroom units with lock-offs, the 20 three-
bedroom units, the 12 three-bedroom units with lock-off units, the 4 four-bedroom units, and
the 2 three-bedroom penthouse units require 1.75 spaces per unit. The total number of parking
spaces required by unit/bedroom count is 236.5 spaces. An additional 24 spaces are needed for
the 24 one-bedroom workforce housing units resulting in 261 parking spaces required.

The understructure garage accommodates 259 vehicle spaces. The NVSP parking requirements
are less than the number of parking spaces required by Municipal Code standards for similar
uses within other areas of Town not governed by the Specific Plan. The rationale for this
reduction is the pedestrian orientation of the Village, the accessibility of the Town’s transit
hub, and that many of the individuals utilizing the on-site accommodations will also patronize
commercial operations within the Village thereby reducing their need to utilize private
vehicles. The applicant will need to demonstrate how the two additional parking spaces are to
be provided. Section 8.f of the NVSP does allow for “compact” spaces of 7 feet 6 inches wide
and 15 feet long for no more than 5% of the stalls. The applicant has not provided information
to determine if this allowance will be utilized. Section 8.1 of the NVSP states that no transient
occupancy project shall have less than 1.05 parking spaces per “key.” At 225 keys, the project



conforms to this standard (i.e.: 225 x 1.05 = 236.25 spaces), but lacks some of the required
spaces for the workforce housing units.

The applicant has provided a “Valet Parking Proposal” for the project stating that valet parking
will be provided at all times. The proposal states that: “Valet parking would accommodate a
Jarger number of guests and visitors to the resort as well as aid in alleviating congestion during
busy vehicle traffic times. Support services (spa, restaurant, meeting facilities, guest services,
etc.) are for use by guests and owners exclusively and valet parking for these services would
allow the resort operator to offer a higher level of service and convenience to those using these
amenities.” The proposal also states that a key system will be utilized that ensures that valet
parking staff and management know at all times how to access specific keys for specific
vehicles and where those vehicles are located.

The only mention of valet parking within the NVSP is within Table 6. The section reads:
“Parking management, such as valet parking, shall be provided when parking demand exceeds
parking supply.” This section relates to high occupancy periods in Town such as Christmas and
the New Year holidays and was meant to mitigate the reduction from the normal Municipal
Code standards that was authorized through the Specific Plan.

The number of parking spaces provided are a maximum number of spaces that can be
accommodated within the understructure garage. The intent of the allowance for valet parking
during peak weekends is that excess space within the parking structure could accommodate
additional vehicles. Since this additional accommodation is not provided by the project’s
design, staff contends tbat the valet parking cannot be used for a reduction in the number of
parking spaces required by unit and number of bedrooms as specified within Table 6 and does
not meet the intent of the specific plan.

Architecture / Building Height / Site Coverage: The Mammoth Hillside project has been
reviewed by the Town’s Advisory Design Panel (ADP) and a design workshop was held by the
Planning Commission. These reviews have resulted in several design revisions including
breaking the linear projection of the structure along the Canyon Boulevard frontage by
providing a building separation of 24 feet at a location to the northwest of the main entry,
redesign of the balconies to prevent stacking and repetitiveness, reducing the roof profiles and
heights at the ends of the structure to reduce bulk and mass, and bringing the structure closer to
the Canyon and Lake Mary intersection to reduce building height and the bulk and mass of the
structure. The southwest portion of the structure was eliminated to reduce the structure’s bulk
and mass when viewed from Lake Mary Road. Large timbers are being used for trusses and
brackets. The building is broken up into different levels. Window and door trim will be
required to be of heavy material.

The use of stone, shingle and board and batten siding, asphalt shingle and slate roofing, and
wood balconies conform to the Village and Town Design Guidelines. The color and materials
board submitted by the applicant has pictures of the exterior materials to be used, rather than
and actual sample of the materials. Due to the height of the structure, non-combustible exterior
materials must be used. However, the materials are manufactured to simulate wood. The
“Moonstone” (light gray/green) color proposed for much of the siding does not meet the Town
Design Guideline that states: “on larger planer surfaces, select a color that is slightly darker
than surrounding natural colors.” However, the color is pleasing. Trim is a dark brown and the
asphalt roofing is brown and the slate is a dark gray. The North Village Guidelines prefer
colors to be expressed vertically, whereas, Hillside’s are expressed horizontally. Color
elevation drawing (with trim colors) of the current design when viewed from the Village Plaza
and the Canyon Lake Mary frontage have been provided by the applicant. The most recent
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ADP review determined that additional architectural detail, increasing window size, trim
treatments, and roof line variations will be needed for the elevations between the southerly and
northerly structures and the elevation fronting the Monache project.

Building height is regulated by Section 5 (page 32) of the NVSP. Within the PR designation
and Resort Lodging overlay, 1 to 7 building levels are allowed with a maximum permitted
height of 75 feet and a maximum projected height of 90 feet. Since the project area crosses the
land use boundaries of the PR and SL designations, Section 5.c, page 32 of the NVSP allows
the highest permitted and projected heights of the PR designation to apply to the entire
structure subject to Design Review approval. Section 5.d, page 33-of the NVSP allows building
height to be measured from the understructure garage roof elevation to the top of the roof
ridgeline. Building projections above the 75-foot permitted height to the 90-foot maximum
height may be allowed provided that a roughly equivalent reduction is provided below the
permitted height and no more than 50% of the building square footage exceeds the permitted
height. The project architect has provided a height study to show that 11% of the building is
proposed at the 90-foot maximum height and that 89% of the building is at or below the 75-
foot permitted height. 31% of the building that is below the permitted height does not.exceed
50 feet. Therefore, the building height conforms to the NVSP standards.

One of the goals of the NVSP (item 2, page 3) is that building heights are to be held generally
below the existing tree canopy. Existing mature trees in the area measure approximately 50 to
75 feet in height and most retained trees are on the higher portions of the site. The area where
mature trees will be retained is adjacent to the pool and spa to the west of the structure. With
approximately 89% of the structure ranging in height at or below 50 feet to 75 feet in this area,
this goal is substantially achieved. When measured from the Lake Mary travel lane adjacent to
the property, the central portion of the structure will measure approximately 110 feet. With no
trees retained between the building and Lake Mary Road and Canyon, this fagade will not be
screened by trees, but is lower than the treetops behind. The architectural massing of the
structure is broken up by utilizing a stepped roof design as the structure steps down from the
maximum 90-foot height at the central lobby area to roof heights of 43, 35, and to a low of 25
feet along the structure’s sides. Tree planting on the disturbed areas to the south and west will
be required.

The NVSP (Section 3, page 31) allows a maximum site coverage of impervious surfaces of
75% in the PR Zone and 60% in the SL Zone. The PR Zoned portion of the property had a site
coverage transfer of 14,881 square feet that basically brings its site coverage to 60% as well.
The Phase I project area proposes a building footprint of 82,760 square feet and 53,700 square
feet of impervious area for driveways, pathways, and the pool and spa area for a total of
136,460 square feet. When the 136,460 square foot coverage is divided by the 5.21-acre Phase
I site (4.6-acres + 0.61-acre Lake Mary vacation = 5.21-acres or 226,948 square feet), the site
coverage is 60%. Therefore, the 60% site coverage standard is adhered to by the Phase |
portion of the project. '

Within the PR Zone, the NVSP (Section 4, page 32) allows for a maximum building floor area
of 87,000 square feet per acre, excluding structured parking. Within the SL Zone, 75,000
square feet of building floor area is allowed per acre. The 2.27-acre PR portion of the site and
the 4.7-acre SL portion of the site yield an allowable building floor area of 549,990 square feet
and the Phase I building area is 409,450 square feet.

Sethacks and Snow Storage: Building setbacks are measured in correspondence to building
height as indicated on Table 5 (page 35) of the NVSP. Heights up to 24 feet from Lake Mary
and Canyon may come to within 10 feet of the property line, heights between 25 to 34 feet are
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setback 20 feet, heights between 35 to 54 feet are setback 30 feet and heights over 55 feet are
setback 40 feet. Roof eaves are allowed a four-foot encroachment into the setback areas. The
plans conform to these setback criteria for the Lake Mary and Canyon frontages. Building
setbacks along internal side yards are allowed at ten feet except where the property line abuts
property outside of the Specific Plan boundary. As described earlier, the NVSP EIR mitigation
measure 5.3-1m requires a setback of 20 feet for buildings up to 35 feet in height and an
additional setback of one foot for every two feet of building height beyond the twenty-foot
minimum setback. Where the property abuts Mammoth View Villas near the southwest corner
of the property, the structure is 30-feet in height and shown to be setback a minimum of 11 to
12 feet and a maximum of approximately 12 feet 11 inches in this area. Therefore, the project
does not conform to the EIR setback standard in this area. A building re-design to meet this
mitigation measure, or a continuance of this application request to allow time to revise the EIR
mitigation is required.

Section 20 (page 42) of the NVSP requires a snow storage, snowmelt, and removal plan to be
submitted with the application. The applicant has indicated that all driving surfaces, pedestrian -
paths, and the spa/pool deck areas will be equipped with a snowmelt system. The Site Plan
(Sheet C2.0) indicates the areas proposed for snow storage. The driveway and path areas are
shown to measure 46,000 square feet. At 75% of this area, 34,125 square feet of on-site snow

storage area is required. The Site Plan indicates areas totaling 36,595 square feet that can be
utilized for the storage of snow.

Solid Waste: Discussion within the NVSP (page 51) states that “developments will be required
to be equipped with waste compaction and recycling facilities.” The Site Plan states that solid
waste will be stored in conditioned space inside the building prior to pick up. Sheet C2.0 of the
plans indicates that solid waste storage will be accommodated within the loading dock
structure. Approval of the project will be conditioned to require a trash compactor system and
recycling facilities to be located within this area.

Workforce Housing: The NVSP contains a Housing Element (page 69) that requires developers
to provide affordable housing for employees that are unable to afford housing at current market
rates. The Housing Mitigation Regulations are the same as the Townwide workforce housing
requirements. Businesses within the North Village and throughout Town depend on low to
moderate-income employees to support their operations. A supply of sufficient amounts of
housing affordable to these employees is critical to the economic survival of the community.

The number of FTEESs for the project is based upon a formula of .225 FTEE per sleeping area,
or 73.1 FTEEs. The applicant has proposed that the Mammoth Hillside project receive an
employee housing credit of 34 Full Time Equivalent Employees (FTEEs) from the In-Lieu
Housing Agreement associated with the 8050 Project. However, of the 51 FTEE credits
received in the In-Lieu Agreement, 22 credits were used for the 8050 project leaving only 29
FTEE credits for the Mammoth Hillside project. Less the in-lieu credit of 29 FTEEs the project
requires 44.1 FTEEs for the sleeping area count. The 23,108 square feet of services associated
with the project are assessed at 0.42 FTEE per 1,000 square feet and result in 10 FTEEs
required for a total Phase I project count of 54 FTEEs. Depending on the final programming of
the service space, this requirement may be reduced. To establish the number of units required,
one FTEE equals 250 square feet of living area for the13,500 square feet of workforce housing
required for the project. The square footage of the living area is then divided by 500 square feet
to arrive at a studio or one bedroom count of 27 for Phase .

Housing Density Bonus: Because the project is a Housing Development Project as outlined in
the State Density Bonus Law (available for long-term occupancy), it is eligible for a density
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increase for the provision of affordable housing. To receive the maximum bonus, the project
must provide 11% of the site density before bonus at a very-low income level or 20% of the
site density before bonus at a low-income level. Because the North Village Specific Plan
measures density by room, the Town is computing the affordable housing mitigation
requirement by room. With a base density of 321 rooms, the project must provide 36 rooms of
very-low income housing or 65 rooms of Jow-income housing on-site to qualify for a 35%
density bonus. The applicant is proposing to provide housing at the very-low income level in
order to qualify for the density bonus.

The Phase I portion of the project area will need to assume a credit of 29 FTEEs instead of the
34 credits currently assumed by the applicant to comply with the workforce housing
requirements discussed above. In part, the Town's Affordable Housing Mitigation regulations
are based upon sleeping areas. When approved, a condition will require a prohibition on the
market rate unit’s “non-bedroom” areas so that they may not be furnished with beds, sofa beds,
or any other type sleeping furniture, armoires, or closets. The Covenants, Codes, and
Restrictions (CC&Rs) will stipulate this requirement be enforced by the Owners Association
and Town staff will be permitted access to verify compliance. Since the Condominium Hotel
is managed such that owners may not furnish their individual units, the hotel operator has the
exclusive ability and is responsible for enforcing the CC&Rs that limit the number of sleeping
areas. Additionally, the Use Permit conditions of approval and the wording in the CC&Rs will
allow for the verification of the limitations on “sleeping areas” by the Town.

Impact on Density: The 321 rooms base density plus the 35% bonus net 432 total rooms.
Housing required for mitigation may be exempted from density calculations, any additional
housing required to meet the state formula for density bonuses must be included in the project
density. Based upon the calculations above, the project must provide a total of 36 rooms of
very-low income housing on site to qualify for the density bonus. Twenty-seven rooms of the
on-site affordable housing may be exempted from the density calculations pursuant to Town
Affordable Housing Mitigation Regulations. Nine rooms must be included in the density
calculations.

On-Site Recreational Amenities and Public Park Fees: Consistent with the Parks and
Recreation Element (page 84) of the NVSP, all hotels, full-service or specialty lodging projects
shall provide appropriate recreational amenities for their guests. In addition, projects must pay
their fair-share contribution to the Town for public parks and other recreational amenities. The
project provides a spa area with sauna and steam rooms, massage rooms, an exercise room,
swimming pools, a lounge area, and other recreational amenities. These areas total
approximately 40,300 square feet to address the Parks and Recreational Element of the
Specific Plan. An area to the west of the structure will be retained in its natural forested area
and improved with walking trails as a recreational amenity for the project.

Municipal Code Section 17.16.195 allows for the reservation of land for parks and recreation
purposes as authorized by the state Quimby Act. The Parks and Recreation Element Policies of
the General Plan identifies that five acres of parkland is needed per 1,000 population within the
community. Development Impact Fees (DIFs) will pay for four acres per 1,000 population
leaving a balance of one acre per 1,000 to be provided by the developer. As currently proposed,
the 193 residential units multiplied by 4.0 persons per unit equals 772 individuals. The 772
individuals divided by 1,000 population equals 0.772 times $0.5 Million per acre, the project’s
balance is $386,000. This number may be modified by the project’s final design.
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Construction / Staging Areas: The applicant has provided a Construction Management Plan.
This plan calls for storage of some construction materials at rented space at the Mammoth-
Yosemite Airport. The Airport Zone does not allow for off-site material storage. Storage and
construction parking areas are also to be located on the Phase II portion of the site. Access will
be taken from Lakeview, Lake Mary, and Canyon. Traffic control, site security, construction
worker parking, material storage, and haul routes must be approved by the Town and shall be
coordinated with other construction activities in the vicinity. During construction, it is
anticipated that up to three tower cranes will be used for erection of the superstructure. The
three tower crane locations are shown on the Site Logistics Plan submitted within the report.
Portions of the on-site storage and staging areas are in areas slated for Phase 11 development. A
conceptual site plan for Phase II must be submitted and all construction storage/tree removal
will be limited to those areas clearly needed for buildings and access.

Construction Worker Housing: Construction worker housing is required pursuant to the NVSP
Housing Policy #3. A condition of approval will prohibit the applicant’s contractors and sub-
contractors that hire employees from outside Mono or Inyo Counties (who will need to reside
in Town for 90 days or longer) from housing them in the RMF-1 Zone.

Transit: The NVSP EIR (Section 5) documented a need to reduce particulate emissions from
road dust and the Town’s Vision Statement and the NVSP policies encourage a pedestrian
oriented community. Consistent with this, a fair share contribution of $121 per year per unit (as
adjusted each fiscal year beginning July 1, 2005 by the annual percentage increase in the Los
Angeles/Riverside Consumer Index) will be paid to the Town for its Transit Programs.
Additionally, a “fair share” contribution of a street sweeper ($70.26 per unit) shall be paid to
address road dust impacts.

Public Improvements: The project area shall be annexed into the Benefit Assessment District
(BAD 2001-2) for the purpose of maintaining, operating, repairing, removing snow, heat
tracing, landscaping, irrigation, street lighting, and other matters along the Canyon Boulevard
and Lake Mary Road frontages. To continue this effort uniformly, the applicant will be
required to “annex” into the District prior to Final Tract Map approval. Consistent with the
agreement, the project is subject to the Bond Lien for Community Facility District 2001-01 and
the applicant shall request reapportionment of CFD 2001-01 and participate in the community
transit systemn, provide public access and easements, contribute to emergency facilities and
parks, and adhere to the Vested Rules.

CEQA COMPLIANCE

An Environmental Document relating to the Mammoth Hillside project’s conformance to the
Program Environmental Impact Report for the North Village Specific Plan area has been
prepared and distributed to the Planning Commission under separate cover. The document
concludes that the project is substantially within the scope and analysis of the EIR and that, as
mitigated, no additional environmental documentation will be required for the Mammoth
Hillside project. However, project design revisions will need to be made to address Mitigation
Measure 5.3-1m relating to the maintenance of a “forested buffer” along Lake Mary and the
requirement of a 20-foot setback from abutting non-NVSP property. Otherwise, there will need
to be a continuation of the project review to allow time to revise the NVSP EIR.

The NVSP EIR analyzed a potential room count of 730 for the project area and an additional
80 bedrooms for workforce housing when assessing environmental impacts. The total project
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area (Phases I and II) proposes a 432-room density and 37 workforce housing rooms for a total
of 469 rooms, or 261 rooms less than analyzed by the EIR.

RECOMMENDATION

Staff recommends that the Planning Commission conduct a public hearing, review the Agenda
Report, and determine either:

1. The project can be re-designed as conditioned by staff to meet the requirements and
objectives of the Specific Plan and EIR and approve the Tentative Tract Map and Use
Permit based upon the findings and conditions in the attached Resolution;

2. Continue the item to receive design revisions and further information;

3. Find that the project is not consistent with the objectives and policies of the Specific
Plan and EIR and deny the application.

Attachment 1: Project Summary
Attachment 2: Design Review Checklist

Attachment 3: Advisory Design Panel (ADP) Meeting Notes of September 8, 2005 and
January 5, 2006

Attachment 4: Application, Background Material, and Agency Comments

Attachment 5: Environmental Documentation Base Upon the North Village Program FIR
(separate cover)

Attachment 6: LSA & LSC Traffic Studies (separate cover)
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Attachment 1 ' S _
PROJECT SUMMARY

Mammoth Hntssde TTM 36-253 & UPA 2005-09: 183-unit Condominium Hotel having 325 bedrooms with
Lock-off Units totaling 22 “keys.” An additional 24 one-bedroom workforce housing units are included in the
Phase | portion of the project. An understructure parking garage for 259 vehicles with full-time valet
parking services is also included in the project. Additionally, spa, pool and patio facilities, meeting facilities,
restaurant/bar, and associated !andscape improvements are proposed on the 4.61-acre Phase | portion of

the seven acre sile.

. PROJEC

West Side of Canyon Boulevard, North of Lake
Mary Road (APNs: 33-020-10, -11, -21, -33 and
31-110-27)

|| Administrative Permit
Use Permit

[] Design Review

[ ] Administrative Adjustment
{ ] Variance

{] Master Sign Program

[ 1 Tentative Parcel Map

B4 Tentative Tract Map

Rhona Hunter _
Mammoth Hillside, LLC (8050)
P.O Box 100-585

Mammoth Lakes, CA 93546
760} 924-1018

| | Zoning Code Amendment - Text
{1 Zoning Code Amendment -Map
[] General Plan Amendment - Text
[[] General Plan Amendment - Map
[ ] District Zoning Amendment

] specific Plan

[ 1 Master Plan

1 F’!anned Unit Development

_L]LotLine Adjustment

L1 Administrative
Planning Commission
] Town Council

Categorical Exemption,
Determinati ] Negative Declaration or {_] Mitigated Negative Declaration
on Conformance to Environmental Document Summary

[} Environmental impact Report, Type:

[ 1 Notice of Exemption (w/in 5 days of decision)

1 Notice of Completion

Notice of Determination (w/in 5 days of decision)

[ 1 Fish & Game Certificate of Fee Exemption (w/in 5 days of decision)

[} Notice of Preparation ] Notice of [T] Notice of Completeness
Availability

CEQA
Noticing

Updated 12/14/2005 Project Summary — Attachment 1

Page 1 of o



Mailing

Property Owners

Pl 4]
Date: TBD 1 Adjacent Property Owners "] wiin 300" foot radius / Extended:
_ Other:
Posting [ ] Onsite ] Offsite Other:
Date: B 7 _
Pubilication Mammoth Times [_| Other:
Date: TBD
Courtesy L1 Town Council [_| Press Release
Date: [ ] Commissions L_| HOA /Neighborhood Groups
] Town Website [_] Town Organizations
7] Other:

X1

General Plan: Specific Plan (SP)

Zoning: SP: North Village Specific Plan

8050 Projects

Existing Land Use: Staging Area for Westin & |

Overlay Zone/District: Plaza Resori & Specialty
Lodging

Legal Description. APNs: 33-020-10, -11, -21,
-33 and 31-110-27

“Other: A 61-acre portion of the Lake Mary right-of-

way is proposed to be vacated by the Town and
purchased by the applicant for inclusion into the
project area.

Updated 12/14/2005 Page 2 of §

Project Summary — Attachment 1
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L ocation

Land Use
North: Monache Hotel
South: Lake Mary Road:
“Green Church” site
East: RMF-2 Lakeview Boulevard:
Helios South
Condominiums
West: RG Village / 8050 and
the old “Inyo-Mono
Title Building”
Project Data Existing Proposed Required
Lot Coverage: N/A 53% 60% per NVSP
Landscaped Area: N/A 8D 40% per NVSP
Snow Storage: N/A Snow Removal / Snow Removal /
Storage Plan: Heat Storage Plan
Treated Surfaces required
Parking
Enclosed: N/A 259 261 per NVSP
Unenclosed: N/A 0 3 check-in per NVSP
Loading: N/A Loading Delivery parking plan
Dock/Service Entry required
from Lake Mary
Road
Totak 258 261 plus 3 check-in
spaces
Building Height N/A Maximum 90 feet Maximum Projected:
90 feet
Maximum Permitted:
75 feet
Building Setbacks
Front N/A 40 feet from Canyon 40 feet from Canyon
and 40 from Lake and 40 from Lake
Mary for portions of Mary for portions of
the structure over 55 the structure over 55
feet feet
Rear N/A 10 feet 10 feet
Side (East) N/A 10 feet 10 feet
Side (West} N/A 10 feet 10 feet
Other: 11 to 12 feet near 20 feet adjacent to

the southwest
corner of the
project area

non-specific plan
areas to the
southwest with
increased setbacks
as the building height
increases

[_] Affordable Housing: _on-site _ |_iBond/Surety:
Dedications:
L] In Lieu Parkland: fees required (] Easements:
[] Public Art:
Updated 12/14/2005 Page 3 of % Project Summary — Aftachment 1
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Attachment 2
Design Review

A. Material Use

1.
2.
3.
4.

B. Colors.
1.

2.

i1

12.

Base of the building is a natural stone blend veneer.
a. Stone base meets Town Design Guidelines.
Board and Batten and Shingles are natural wood (7).
a. Wood meets Town Design Guidelines.
The roof will either be asphalt shingles or slate tiles.
a. Both materials conform to Town Design Guidelines.
Balconies are constructed of wood.
a. Wood meets Town Design Guidelines.

Stone — shades of grey and brown.

a. Conforms to Town Color Guidelines.

Board and Batten siding — Moonstone (light grey/green).

a. Does not meet Town Design Guidelines (*On large planer
surfaces, select a color that is slightly darker than surrounding
natural colors.”). However, the color is pleasing.

Shingles — Flint grey.

a. Is a Town recommended color.

Trim 1 (fascia and gables) — Molasses (dark brown).

a. Isa Town recommended color. However, a natural stain may
work better.

Trim 2 (window trim) - Porous Stone (light gray).

a. Is a Town recommended color.

Roof, asphalt — Teak (medium brown).
a. Isa Town recommended color. However, does not match the rest
of the building.

Roof, slate — Midnight Grey.

4. Is a Town recommended color.
Balconies ~ light grey brown.

a. Isa Town recommended color.
Overall, the color scheme is very pleasing to the eye.
The North Village Guidelines prefer colors to be expressed vertically,
whereas, Hillside’s colors are expressed horizontally.
A full color elevation is needed (current elevation does not show trim and
window colors).
A better materials board is needed (with actual materials not pictures and
color swatches).

C. Architecture

1.

Hartwick

Good:
a. Large timbers for trusses and brackets.
b. Building undulates — broken up into different levels.
¢. Passage through the building is large and inviting (24’ wide, 10-
12 high).

17542006
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Hartwick

2.

3.

Windows have wide trim and frame and nice glass detail.
Dormers are well placed and not monotonous.

Chimneys are large and prominent.

Balconies have strong support details.

Transoms on first floor windows.

South elevation (5, 6, and 7) has a good step-up.

ropgE e o

Bad:
a. Hillside is one large building. N'VSP states that larger buildings
are to be designed as an assemblage of smaller buildings.
b. North elevation (18) is plain and unappealing. This area is along
© the pass-through and faces The Westin.
¢. Entrance needs to be more prominent.
i. Better illustration of the entrance needs to be provided.
d. Unsure of north end (N5). Building area is a box — flat roof.
Perhaps a sloped roof with dormers or gables should be here
instead.
e. South entry (N1, N6) is an 80° wall (cliff). No build-up/step-up.
f  South end of West Elevation (N3, N4) lacks a strong base.
g. Building lacks interest at the pedestrian level in most areas (no
stores, public areas).
Some areas could not be accurately reviewed because elevations were

unclear. In some elevations, the building was stretched out.

D. Roof form and snow shedding

1.

2.

The majority of the roof is well designed — varied in height, broken up
with dormers and chimneys, peaks extended down, varied eave lines, and
generous roof overhangs.
A few areas of the roof need improvement:

a. North elevation (18) has a long, unchanging roof line.

b. North end (N5) has a long unchanging roof line.

c. Interior elevation (12-16) roof line is long and not broken up.

d. South elevation (9) is confusing ~ shingles, gable?

E. Site design

L.

Lad

LA

Half of the site is located in the Plaza Resort (PR) zone which is geared
toward pedestrian activities. PR zone is to “increase the commercial
potential of the North Village”, “provide for visitors to take part in non-ski
oriented activities”, and “to provide appropriately sized public spaces.”
a. Building is set too far back from the street and sidewalk.
b. Very few pedestrian amenities located in this area of the building.
¢. No public spaces provided.
d. No retail provided.
Porte Cochere and driveway are poorly designed.
a. Sets the building back from the street.
b. Interrupts pedestrian flow.
An updated sun and shadow modeling needs to be provided.
The Winter Terrace appears to be a public area but is located in the SL
zone instead of the PR zone.
The flat roof above the Guest Services on the NE side of the building has
the potential for public seating, dining, etc.

12/15/2005
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6. To make the site more pedestrian friendly, benches could be placed along
the meandering path to create “special places” and areas to sit and rest.
7. Does the development preserve views?
F. Pedestrian facilities
1. A meandering pedestrian walkway is provided along Canyon Boulevard.
Area is shown to be well landscaped. Although pleasant, this design does
not conform to the objectives of the Plaza Resort (pedestrian oriented,
highly active area).
Pedestrian crossings at Canyon Boulevard not provided.
Where does the pedestrian bridge go? Does it provide access to any new
pedestrian services other than the gondola?
4. Where does the pedestrian tunnel go? It is shown on some of the
elevations but not on others. It appears to go to an empty area between the
Westin and Hillside.
G. Site amenities
1. Private interior courtyard.
2. Are the retail area and/or lobby area shown on Sheet A1.02 open to the
public?
3. What are “Guest Services”? Are they only open to guests of the hotel?
H. Context with neighboring properties
1. North ~ The Westin.
a. Similar development — large condominium hotel.
2. East — 8050, Fireside Condominiums.

a. Across Canyon Boulevard. 8050 is a large condominium hotel
developed by the same group. Fireside Condominiums is a small
condominium project.

3. South —North Village Inn.

a. Across Lake Mary Road. Large enough separation to be buffered
from Hillside.

4. West - Mammoth View Villas and vacant lot.

a. Mammoth View Villas are not located within the NVSP area.
They are small condominium units (2-3 levels). Hillside ranges in
heights at this point (in some areas greater than 50 feet).

hadl b

1. Landscaping
1. Total area of landscaping
2. Species and size of plantings

J. Lighting
1. Not provided.
K. Signs

1. Not provided.

Hartwick 12/15/2005
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ATTACHMENT "3"

COMMUNITY DEVELOPMENT
P.O. BOX 1609, MAMMOTH LAKES, CA 93546
(760) 934-8989 ext.269, fax (760) 934-8608
email: colson@ci.mammoth-lakes.ca.us

DATE: SEPTEMBER 16, 2005

TO: TO RHONA HUNTER AND SEAN COMBS: MAMMOTH HILSIDE 8050

FROM: CRAIG OLSON, SENIOR PLANNER

RE: ADVISORY DESIGN PANEL (ADP) REVIEW AND COMMENTS: SEPTEMBER 8, 2005

John Hill and Don Harrier, project architects with Hill Glazier, presented the preliminary project design
drawings and design concepts for the Mammoth Hillside 8050 project proposed by the Meridian Group
(8050) to the Advisory Design Panel (ADP) members. The project area consists of properties located
along the west side of Canyon Boulevard, north of the intersection of Lake Mary Road and Canyon
within the North Village Specific Plan.

The ADP expressed their favorable responses to the preliminary design for the Mammoth Hillside
“project and their concerns as follows:

1. The members expressed their appreciation of the project providing an amphitheater and a
Performing Arts Center for the public’s use. The volumes and massing seem better than earlier
renderings, but more refinement is needed as discussed below.,

2. The vehicle entry off Canyon is not obvious for drivers. The structure could be moved closer to
the Canyon Boulevard frontage to provide a better connection between the structure and the
pedestrian Art Walk landscaped area while providing some protection from the weather to
pedestrian during winter months. The Art Walk must be carefully landscaped to provide a
positive pedestrian experience and to connect the project to the Village and the Village to Lake
Mary Road.

3. The northerly end of the site currently planned for the amphitheater may be better suited for the
Performing Arts (Conference) Center. Activation of the pedestrian experience along Canyon
may be better accomplished by having entries to a restaurant and other commercial entries. The
number of bed units would support retail uses.

4. There is a long expanse of colonnades and structural walls along approximately 600 feet of
Canyon Boulevard. This fagade is a bit plainer and more roof variation and pop-outs and
recesses of the walls are needed to help break up the structural bulk and mass of the building,

Maramothhillsideadp2-cro 9-16-03
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The central height at the entry/lobby may better serve as an “iconic” feature if it is moved closer
to the Lake Mary/Canyon intersection.

5. More refinement is needed on finishes and exterior materials applied to the structure. High
quality materials are important for such a prominent location within the Village and community.

6. Site planning should be coordinated with the proposed Mammoth Crossings project to take

advantage of view corridors, pedestrian connections and crossings, and compatibility of
architectural design.

ce: ADP Members
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COMMUNITY DEVELOPMENT
P.O. BOX 1609, MAMMOTH LAKES, CA 93546
(760) 934-8989 ext.269, fax (760) 934-8608
email: colson@ci.mammoth-lakes.ca.us

DATE: JANUARY 6, 2006

TO:

TO RHONA HUNTER AND SEAN COMBS: MAMMOTH HILSIDE

FROM: CRAIG OLSON, SENIOR PLANNER

ADVISORY DESIGN PANEL (ADP) REVIEW AND COMMENTS: JANUARY 3, 2006

Staff presented a summary of the project’s consistency and conflicts with the North Village Specific Plan
(NVSP) Design Guidelines and the design revisions made since the ADP meeting on September 8, 2005.
John Hill and Don Harrier, project architects with Hill Glazier, presented the project design concepts to
address previous concerns raised by the ADP. The following is a summary of the ADP meeting:

¢ The previous structure has been divided into a northerly residential structure and a southerly

structure having residential units, customer services, workforce housing, service deliver facilities,
and back-of-hotel functions. The two structures are connected through understructure passages.

Revisions have been made to lower the roof forms and building heights in front of the higher roof
elevations to break up the bulk and mass of the structures as they appear from the street.

There will be a need to grade along the Lake Mary frontage to accommodate bringing the
customer services building closer to the street frontage as requested by the ADP for street
amimation. However, the spa area along Lake Mary and the driveway can be re~-designed to
preserve as many mature trees in this area as possible. When applicable, other trees will be
harvested and re-planted and indigenous trees planted in this area to meet the intent of the EIR
mitigation measure. The tree removal plan will be revised.

The southwesterly portion of the southerly structure can be re-designed to meet the 20-foot
setback standard from non-NVSP properties.

The ADP expressed their favorable responses to the revised design and considered the current
design to be a “significant” improvement over the preliminary design. The architecture, roof
design, and presentation to the street frontages present a “good” image for such an importantly
located property within the North Village. The mix of architectural details and varying heights,
especially the towers, at different locations is a positive,

mammothhilisideadpmemo1-03-06notes-cro
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» The context of the project in relation to the Westin project to the northwest and other surrounding
properties needs to be presented so it can be understood by the public and the Planning
Commission. This may be accomplished by computer models or other types of project area
modeling.

¢ The building materials, finishes, colors, depth, trim shadows need to be presented to understand
the quality and types of materials to be used. For example, board and batten is called out, but it is
not understood if the battens are 8-inch on center and 3-inches in width.

e The gray color needs to be darkened.

o There are differences between the perspective drawings and the elevation drawings related to
balcony locations and other design details. It was explained that the perspective drawings are the
most current. The number of balconies could be lessened and they should vary in size to break up
repetitiveness.

* The roof lines, windows, trims and exteriors of the structures between the southerly and northerly
buildings and the elevation fronting onto the Westin property need to be provided with more
architectural detail. The relationship to the Westin needs to be better understood as to roof
heights, snow shed, and setbacks.

¢ Tree preservation along the Lake Mary frontage needs to be weighed in light of the “public
benefit” that will be received. Not certain if a private spa facility provides a public benefit. The
architects indicated that they would work to preserve as many trees as possible within this area.

cc: ADP Members
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COMMUNITY DEVELOPMENT
P.O. Box 1609, Mammoth Lakes, CA 93546
(760) 934-8989 ext. 224, fax (760) 934-8608
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J; o P Date recetved wé Z*?é;ﬂ::
SUR : Fees received: [ Eee. oo 3
PLANNING APPLICATION | Nzgas RecetNo. /97 794 >
T P eck No.: __ 5% as.

Ail land use app!icahuns must be accompamed by the following information, to
be completed by the applicant.
&ione ntee

WWWUM%&@EM ANMOH LAl R, (A
%D %q/ ‘Dl g ) %ﬁ? Address Phﬂ@?ax Numbsr

rty Cwner (if other than applicant}
LA

Vi <o e na PSR et
Zamng Tract _
mua Map f (Smelimis

PROPOSED USE; Describe the request being made, or nature ofthe use, business, or.purpose for
which the buﬁdmg, structure improvemnent, or premise is lo be used - E_ [P M a.,,.j(!__

A A T PN D SOAPOR ﬂMﬂ’ - P T ig
7

"Mﬁa‘ oL ART, (DO
APPLICA‘TL cg{::hec: all that app£y§ 2’“ 1 ?— i D‘EZT‘V?’[LS
Cost
— Use Permit $ 1400 deposit toward actual cost
. District Zoning Amendment 3,400 deposit toward actual cost
. Variance 3,100 deposit toward actual cost
____ Specific Plan 17,000 deposit toward actual cost
... Parcel Map (tentative) 3.400 deposit toward actual cost
... Tract Map (tentative) 4,125 deposit toward actual cost
e LOt Line Adjustment 1,475 deposit toward actual cost
—. Categorical Exemption 191 Fes
... Negative Declaration 1.425 deposit toward actuai cost
_ER 10,000 deposit toward actual cost
... Administrative Perrnit 1,496 Fee
. Public Hearing Notice 170 deposit toward actual cost
___ Design Review 1,050 deposit toward actual cost
. Zoning Ordinance Amendment 4,150 °  deposit toward actual cost
. Extension Request 621 Fee

Total Cost

I CERTIFY UNDER PENALTY OF PERJURY that | am: legal owner(s) of the
subject property (all individual owners must sign as their names appear on the deed to
the land), corporate officer(s) empowered to sign for the corporation, or E;
owner's !egai agent having Power of Attorney for this action (a notarized “Power of
~ Attorney” document must accompany the application form), AND THAT THE

Planning Application 12/04 2_(_



FOREGOING IS TRUE AND CORRECT. (Signatures of all owners are required for Use
Permits, Variances, Tentative Maps, District Zoning Amendments, and Lot Line

= Adjustments.) 5 @77 55 % K CJZ“ /,79[)7% e

f /
Crfmf« 0/ o M8 ARy Y -
Date Name (Print) and Sighatdre of Property Owner or Agent

Date Name (Print) and Signature of Property Owner or Agent

ARCHITECT/ENGINEER STATEMENT:

| certify that | have reviewed applicable development plans for compliance with the
requirements of the Town of Mammoth Lakes and such plans are designed in
accordance with those regulations.

»
S 1, Lok borieD L Hanc 60 A R i,
Date Name (Print) and Signature of Licensed Architect or Engineer

Maps and plans required of each appiication
Onae reduced copy of all plans and maps shall be provided in 11x17" format

Use Permits/Qesign Review/Variances/ Specific Pla
Administrative Permits ____ Specific Plan
Site plans (3 copies) * ___ Public Notice Packet (see attached)

Landscape plans (3 copies) * :

Building elevations/preliminary floor plans (3 copies) *

Cross sections (3 copies) *

Sample materials and color elevation drawings, not to be farger than 24"x36"

Environmental information form '

___ Affordable Housing Mitigation Plan (HDMP) if required (refer to Sec. 17.38 of Municipal Code)
___ Pubiic Notice Packet (not required for Design Review

___ Special requirements for SDD Zone, North Village, Sierra Star, or Snowcreek

Lot Line Adjustment

___ Lot line adjustment map (3 copies} *
___ Site plan (3 copies) *
____ Current (within 90 days) title report

RN

Tentative Parcel/Tract Map

Maps (3 copies) *

Environmental information form
Public Notice Packet (see attached)
Affordable Housing Mitigation Plan

D

Zone Change
___Map of property and adjoining properties
___ Statement with present zoning, requested zoning. and reason for request
___ Public Notice Packet {see attached)

*  \When deemed complete, 20 copies are required

Blanrina Anslication 12/04 27
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North Village Development and Design Standards
Compliance Report

DRAFT ~ November 7 Progress Submission[r~ =777 =

Project: Mammoth Hillside - ROV 21 A

Use Permit Application Update
November 21, 2005

1.0 Introduction

A Use Permit Application, supporting documentation, and architectural/engineering
material were submitted in June 2005 to the Town of Mammoth Lakes. The application
was for development on property located on the west side of Canyon Blvd within the
North Village Specific Plan area. This conformance report, supporting documentation,
and architectural/engineering material has been amended to reflect all changes and
revisions to the proposed development as a result of staff comments to the June 2005
submission.

I.1 Subject Property

The subject property consists of 5 parcels of land each identified below:

Parcel Name Parcel Number Size Zone
Canyon West LLA Parcel 2
Inst No. 2004005560 PR
Englehoffe Parcel 2 PMB 1/44 PR
Ponderosa Parcel 2 89/398 OR PR
2.27 acres
Tamyko Lot 10 MB 4/85 SL
Tamyko Parcel 1/44 SL
4.09 acres

1.2 Lake Mary Right of Way Vacation

The owner of these parcels, Mammoth Hillside, LLC is currently acquiring a sixth parcel
of land resulting from a Town right of way vacation along Lake Mary Road. This final
parcel is summanzed below:

Lake Mary Road Parcel
Approximate acreage: 0.61 acres
Zone: SL
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It is the developers understanding that the TOML is currently working with an appraiser
for the purposes of determining a valuation of this property so that the developer can
enter into negotiations with the TOML to purchase the property.  Supporting
documentation and information on this process is tabulated and attached as part of this
package. It is understood that until this property’s title has been transfer to the developer,
the developer does not have the ability or right to include it as part of their development
parcel. However, it is anticipated that the purchase and transfer of the property will occur
prior to any site work commencing. Hence, developer request that the TOML considers
the inclusion of this parcel in this Use Permit application conditioned upon final
verification that the parcel’s title has been transferred to the developer.

2.0 Project Phasing

The owner proposes to develop the entire property as if it were one parcel of land.
Through the filing of our Tentative map, the various parcels will be merged into one
property. The owner proposes to develop the entire project in two phases. Please refer to
the tentative map and the architectural site plan for the proposed Phase line.
Finalization of the phase line will be made through the Final Map. The phase line may be
converted to a property line at some time in the future. Phase I is scheduled for
development spring 2006 and Phase II approximately 2 years later (2607/8).

The Use Permit Application covers both Phase I and I1. This Compliance Report pertains
to the development of both phases as if they were to be built simultaneously. Items such
as employee housing, parking, lot coverage, etc have not necessarily been broken down
between the two phases. At this time, only Phase I is presented in detailed design. The
developer proposes the entire property be subject to one Use Permit with conditions for
development of Phase II subject to detail design review.

Based upon discussion with Staff, it is proposed that Phase I be designated as a
remainder parcel through this Use Permit Application. The remainder parcel will be
assigned an allowable developable density (no. of Bedrooms) based upon any residual
bedrooms entitled to the whole project’s parcel and not used in Phase L. Also, as will be
discussed in a later section, the developer proposes to build ALL housing mitigation for
the entire parcel and as calculated and defined in this report, in Phase I. The Phase II
remainder parcel will need to have on title a housing mitigation credit that represents the
housing built on Phase I. The developer will also assign pedestrian access easements to
Phase II across Phase I so that Phase II will have access across Phase 1 for the purposes of
accessing amenities such as the proposed Canyon Blvd. bridge.

Developer recognizes that development in Phase II will be subject to discretionary
reviews at the time of development. However, Developer needs to have the ability to use
Phase II lands for construction staging for Phase I construction. These construction
staging needs are outlined and provided in detail in the attached Construction
Management Plan.



Email received from Bill Taylor, November 18, 2005 - Sec. 2.0 Project Phasing: The
second paragraph states that: "The Use Permit covers both Phase I and II."” We cannot
approve the Use Permit for Phase II until adequate plans are developed and can be
reviewed and approved by the Planning Commission. As we described in our notes of
July 27th, Item 1, the Use Permit will address total density and identify the maximum
density for Phase 1I, but the final approval of that density will be subject to the final
design and map for that phase.

Developer — Density on Phase I must take into consideration housing bonus to be built
in Phase 1. In addition, both site coverage and buildable areas have been identified in the
report as a combined Phase 1 and II number with Phase II still to be determined. When
the detailed Use Permit for Phase II is submitted the projected numbers used here will be
confirmed with the intent that overall the entire project will be in conformance. Final
Phase II submission will also include required design elements and map for that Phase.
TOML is requested to assign as much certainty to the Phase II development as possible.

2.1 Development Details

Below is the development summary of the two phases.

Phase 1 — Five Star Flag Hotel (all condo units consisting of studio, 1, 2, 3, 4 bedroom,
and 2 and 3 bedroom lock offs); facility support services for owners and guests (spa,
meeting space, restaurant/bar, pool/patio), employee housing, Canyon bridge, and 2-3
levels of underground parking

Phase 2 ~ 2 and 3 Bedroom Town homes + underground parking

Below is a breakdown of the project.
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Units Bedrooms

| Studic Condo 65 65
1 Bedroom Condo 38 38
2 Bedroom Condo wilock off 20 40
2 Bedroom Condo 32 64
3 Bedroom Condo wilock off 12 36
3 Bedroom Condo 20 80
4 Bedroom Condo 4 16
3 Bedroom Penthouse 2 6

Phase |

Total Pha_se i @\ 325

Phase Il

3 Bedroom Town homes 25 75

2 Bedroom + study Town homes 16 32

Total Phase 1l 41 107
VN

Project Total | 234 ) 432
&\m_,,, J

2.2 Total Number of Condo Units

There are 193 Saleable Units planned in Phase I and 41 Saleable Unit planned in Phase
Il In addition to Saleable Units the project will have a MAX of 37 housing units built in
Phase I. Finalization of housing units will be determined as outlined in Section 32.0
below. The developer wishes to identify the spaces that are not saleable units as outlined
in the table above and are not employee housing units as identified in Section 32.0 below
as distinct units that will be owned by the developer. Therefore, when identifying the
total number of units in the project, the Town should include two additional units which
include Unit 1 — Phase I non saleable space, Unit 2 — Phase 11 non saleable space. These
areas will be identified in detail during the development of the Condo Plan and the Final
Map process.

TOML Request in July 29" Craig Olson Memo — Call out on the Tentative Tract Map
the number of Condominium unit to be created.

Developer — Typically the Tentative Tract Map does not call out the number of
condominium units. This is determined by the Use Permit resolution. As the exact
number of housing units is still be determined, we propose that resolution on the number
of condominium units is achieved by Staff and Developer, we can use language in the
Use Permit Resolution to identify the total Condominium Units. The Condo Plan and the
Final Tract Map will conform to the Use Permit resolution,
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2.3 Canyon Pedestrian Bridge

The Developer contemplates an elevated crossing from the proposed project on the west
side to the east side of Canyon Blvd, lighting at the northerly end of the project and
landing at the Mammoth Mountain Ski Area Guest Services building. Due to the need
for a multitude of easements and agreements that will be necessary for the approval and
construction of this bridge, the developer will seek approval for this bridge at a later date.
Much of the design material may show contemplation of this bridge. However, the
developer acknowledges that the approval of the Use Permit currently applied for does
not include the approval of this bridge.

Email received from Bill Taylor, November 18, 2005 - Sec. 2.2 Canyon Pedestrian
Bridge: When will the bridge be submitted to the Town for approval and at what stage of
development is it anticipated to be constructed? An application for Design Review of the
Bridge will need to be signed by MMSA if connecting to the gondola building. Approval
of the bridge over the right-of-way may include a requirement for public access and
usability.

Developer — As noted by the TOML, bridge submission and review application must be
signed off by at least MMSA (if this is the location of the landing) and potentially subject
to additional third party involvement. As such, the bridge submission will be
forthcoming when all required agreements and signatures have been finalized. We
anticipate this to occur in 2006 with construction to take place prior to occupancy of the
Phase [ development. In the interim, the project has been designed and functions stand
alone without the construction of the bridge.

3.0 Land Uses

The property includes parcels of land under two North Village Specific Plan (NVSP)
zones: Plaza Resort (PR) and Specialty Lodging (SL). When the NVSP was adopted, the
properties zoned PR and those zoned SL were owned by separate individuals and the split
between the two zones was made where the ownership changed. It is likely that at that
time it was anticipated that the two previous property owners would develop their parcels
independently of each other. All parcels are now owned by one entity and zone Hnes lie
within the development envelope of the project. The developer has used the NVSP and
any specifically identified means therein of dealing with this type of scenario. Where
there are no clear guidelines within the NVSP, the developer has identified the rational
for applying one zone or the other zone’s entitlements.

As per Table 2: LAND USE MATRIX of the NVSP (attached) all uses of the proposed
development are consistent with allowable SL and PR zone uses. Primary permitted uses
within the project are: B 10. (Hotels, resort condominiums, and inns), B 14, (Restaurants,
bars, night clubs within hotels), B 17 (Accessory commercial uses with in a hotel), C 6.
(Convention and meeting facilities within or adjacent to lodging facilities), D 1.
(Employee housing, affordable housing, apartments, condominium, or other housing).
Specific location of each permitted land use does not necessarily lie within the exact
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boundaries of each permitting zone. However, overall the project’s facilities are all
permitted on each of the two NVSP zones.

4.0  Density

The subject property and associated underlying density entitlement is summarized by the
table below. Please note that PR zoned properties have a density transfer covenant on
title (covenants are attached). The entire property is also subject to a 35% density bonus
due to onsite housing mitigation and application of the states density bonus law.

265

128

Density Housing Total
Acres Bedroom/Acres Bedrooms Transfer Remaining Bonus Bedrooms

Specialty

Lodging 4.09 48 196.32 196.32  68.712

Plaza

Resort 2.27 80 181.8 87.04 9456  33.006

Lake Mary

ROW 061 48 29.28 28.28  10.248
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The combined units of both Phase I and Phase II of the project fall within the properties
underlying entitlement.

The proposed project does include owner/guest service areas. These include: food and
beverage service areas, owner service facilities (sports concierge, meeting facilities,
business centre, concierge, etc.), kids club, and spa and fitness facilities. There are also
facility service areas such as laundry, employee break room, mechanical and engineering,
etc. All facilities and services are provided as amenities to owners and their guests or as
support facilities to the operations of the development. These services and facilities are
not for general public use. As per the NVSP, this type of use and service within the
project does not utilize underlying density.

5.0 Site Coverage

The property sits on the SL zone which allows a site coverage of 60% and the Plaza
Resort zone that allows a site coverage of 75%. The plaza resort properties have site
coverage transfer covenants (see attached) on them. These covenants require 14,881 sq ft
of site coverage transferred which basically brings the lot coverage on the PR zones to
60% as well.

Currently, there are only confirmed numbers for the building foot print (Phase 1) to
achieve a site coverage percentage. Phase II coverage has been calculated based upon
preliminary concepts. This number will be confirmed when that phase is being approved.
Until then, we wish the conceptual number to be used as a place holder and upon final
configuration of the property, the maximum value of this will be determined.



Hardscape for Phase I are confirmed and again placeholders for Phase II have been

~ identified. Final values for Phase II will be confirmed upon submission of that design.

Final numbers for Phase II will be such that they entire project site coverage allowance
will not be exceeded. The numbers below represent realistic and achievable hardscape
numbers and as such should not represent any challenge when finalizing the design.

Max site
coverage
Max Transferred after
Size Size (s Coverage (sq bycovenant  Transfer (sq
Zone (acres} ft) % coverage ft) {sq ft) fty
SL 4.7 204732 60 122839.2 Q 122839.2
_ FR 2.27 28881.2 75 741608 14881 59279.9
Total 697 303813.2 1821191

Phase I building foot print: 82,760 sq ft
Phase II building foot print (estimates): 28,000 sq ft

Hardscape Phase I
Driveways: 13,410 sq ft
Pathways: 36,005 sq ft
Pools/Spas 4,195sq ft
Total: 53,700 sq ft

Hardscape (estimates) Phase II;
Driveways: 5,800 sq ft
Pathways: 4,500 sq ft
Total: 10,300 sq £t

Total Site Coverage (Phase I and I1): 174,760 sq ft
% Site Coverage: 58%

6.0  Building Area

The property sits on the SL zone, which allows a building area of 75,000 sq fi/acre, and
the PR zone, which allows a building area of 87,000 sq facre. Weighted average
building area is 79,000 sq ft/acre. With a total project site of 6.97 acres, the total
allowable building area is: 550,630 sq ft. Phase I building area is a known. Phase Il is a
placeholder at present. The final maximum building area for Phase I will be restricted
by that approved in Phase I.  Each building area presented below do NOT include garage
as per the NVSP.

Phase I Building Area: 409,450 sq fi
Phase II Building Area: 112,000 sq fi
Total Building Area: 521 450 sq ft
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Projected Total Building Area is currently less (29,180 sq fi) than the maximum as
required by the NVSP.

7.0 Building Height

The SL and RG zones are subject to the attached Table 4: Building Heights. In
accordance with the NVSP, the project is subject to a few height considerations.

7.1 Buildings Crossing Two Zones

Section 5. (c) of the NVSP deals with buildings that cross two or more land uses.
Correspondence received by the developer from TOML staff (dates October 28, 2005 and
attached in the Correspondence tab) verify that:

1.) Height Transitions Between Zoning Districts: The NVSP Land Use Section
(Section 5 (c)) states that if a building crosses a land sue boundary, the building height
can be calculated at the permitted height and projected height of the most liberal district,
subject to design review. Staff is interpreting this project as one building for the purpose
of the height calculations for several reasons. Therefore, the Plaza Resort (PR) district
with the Resort Lodging overlay height standard may be used.

7.2 Height Bonus for On-Site Housing

The project proposes to provide for all housing mitigation on site and is eligible under
both the NVSP, Section 5 (g), and State housing bonus laws, for height bonus of 12 feet
for the SL zoned properties.

In the same October 28, 2005 correspondence, the TOML staff clarified the applicability
of the height bonus in light of their interpretation of buildings that cross two zones above:

2) Increased Height in the Specialty Lodging Zone for Affordable Housing: As
stated in paragraph 1 above (first quote from the correspondence), the height standards
for the most liberal district may be applied to this project. In this instance the most
liberal district is the PR. The 12-foot height increase for affordable housing is not
permitted in the PR district. Therefore, the maximum building height is 75 feet with a
maximum projected height of 90 feet and no additional height allowance may be
permitted.

Developer proposes that if 1.) above does not apply to Phase II development which exists
wholly within the SL zone, then Section 5. (g) of the NVSP would apply to Phase II and
this parcel would qualify for a 12 foot height bonus.
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7.3 Building Height Reference

All of the buildings in both Phase I and Phase II are built on top of a parking garage. The
proposed development consists of 2-3 levels of below plaza parking. Building heights
are measured from natural grade from the interior plaza above the parking podium.

7.4  Projected Height

The North Village Specific Plan makes allowances for a projected height above permitted
heights when the following condition is met:

“Building projections above the permitted height may be allowed, provided that a
roughly equivalent reduction in the building footprint area above the height is provided
below the permitted height and no more that 50% of the building square footage exceeds
the permitted height.”

7.5  Height Analysis

The architectural package consists of a height study with various cross sections and
analysis of height with the current design.

8.0  Building Setbacks
Building set backs are in conformance with Table 5: Building Setbacks from Roadways

and Specific Plan Boundaries (see attached). Set backs for the project are summarized
below and reflect a building height of 55 feet +.

Setbacks from: :
Lake Mary: 40 feet
Canyon: 30 feet

Lakeview: 40 feet
Side/Rear 10 feet

9.0 Driveway Access and Gradients

The project is accessed by three separate points. The primary access is off Canyon Blvd.
across the street from the Mammoth 8050 PRC. This provides access to check in
facilities, valet parking, and understructure parking. A second access is off Lake Mary
Road. This access point is situated where that portion of the property is currently
accessed from Lake Mary. This access is primarily a service and delivery access point
for the development. There is no access to the understructure parking from this point.
The third access point is off Lake View Drive and will be exclusive access to the Town
Home portion of the development and its own underground parking structure.

All driveways and ramps will be snow melted and in accordance with the NVSP, Section
7 (a), may exceed a 10% slope. Driveway and ramps are currently designed as:



Porte Coucher/Primary Canyon project access: 5%
Canyon Underground parking ramp: 3%

Lake Mary access: 3%

Lake Mary ramp: n/a

The access off Lakeview into Phase II will be determined and presented in final design,
however, it will also be snow melted.

10.0 Minimum Parcel Size

The proposed development is situated on a parcel of land of 306,680 sq ft. The minimum
parcel size for the PR zone is: 20,000 square feet; and the SL zone: 15,000 sq ft.

NOTE: Please also refer to the North Village Design Guideline Coﬁtpliance report

- updated and previously submitted for complete details pertaining to Sections 11 — 28.

11.0 Building Design

Extensive architectural and graphical presentations accompany this compliance report
and the associated Use Permit Application package. The buildings have been designed in
accordance with the NVSP and requirements of Section 9. — Building Design has been
incorporated into the building design. It should be noted that the project lies on two
separate zones and the over all intent of Section 9 has been applied to the entire project
and not necessarily to specific portions of the project as per its actual zone.

Attached as part of this package is a North Village Design Guidelines compliance report.
This document provides extensive information on how the project satisfies the guidelines
or meets with the intent of the guidelines.

The project has also been subject to a number of informal and formal review processes.
Prior to initial submission of the Use Permit in June 2005, the project was presented to
Staff, Planning Commission, and Council at various times. Subsequent to formal
application, the design has been reviewed formally by ADP and staff. Correspondence
relating to all of these reviews is attached in the Correspondence tab. Comments from all
these reviews have been reviewed and analyzed by the developers design team. The
program, site plan, and architecture presented in this revised package represent the design
teams interpretation and incorporation of these comments.

12.0  Roof Form and Ridge Alignment

The overall massing of the project is reflected in the stepping of roof forms from the
tallest point at the entry lobby and porte cochere down to the ends where the building is
lower in height, thus creating a variety in ridge heights. Roof forms are articulated
further with dominant gables and secondary dormers creating a dynamic visual effect on
each of the building’s massed sections.



13.0  Roof Design
The roof design will be consistent at all of the building’s massed sections and are
designed as a 12/12 slope with deep overhangs; variation will occur at shed dormers. The
design will incorporate a design to direct snow, water and ice away from pedestrian ways.
Pedestrian entries are protected independently with separate gabled projections.
14.0  Roof Materials
Roof material will be approved materials as noted in the North Village Specific Plan and
flashing, trim, cants and crickets shall be in a color and material which harmonizes with
the roof surface.
15.0  Roof Appurtenances

“Snow rails, clips, diverters, gutters, downspouts, and similar accessories will be designed
within the total roofscape. All rooftop equipment will be designed so that it is integrated
into the overall roof and chimney forms to avoid visual impact on other properties,
Chimneys will be designed to complement the overall exterior aesthetic,
16.0  Wall Surfaces
Wall surfaces will be of the approved materials noted in the North Village Specific Plan.
It is intended that the lower surfaces be stone and the upper surfaces be wood or a
matching material of non combustible nature.

17.0  Doors and Windows

The finish of doors and windows will be of the approved materials noted in the Nerth
Village Specific Plan.

18.0  Wall Appurtenances
Wall Appurtenances will be designed per the North Village Specific Plan.
19.0  Colour Palette

A matenials and colour board is provided with this submission. In general, the colour for
this project will be of natural earth tones to reflect the surrounding environment.

20.0  Signs

Signage will be designed per the North Village Specific Plan and TOML Guidelines.
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21.0  Pedestrian Walkways and Plaza Areas

A pedestrian access plan has been submitted and is attached as part of the architectural
submission. This plan shows the major courses and means for pedestrian egress/ingress
in and around the project. The major routes of access around the perimeter of the
projected are:  Canyon Blvd/Lake Mary Road frontage; Canyon west side
walkway/sidewalk and project entry (and eventually the Canyon Sky Bridge); and Lake
View frontage.

Canyon Blvd/Lake Mary frontage: Responding to comments from the TOML,
additional guest services areas have been added to the base of the resort where they
interacts with and form the pedestrian connection from the village center to the
intersection of Canyon Blvd and Lake Mary Road. The Porte-Cochere of the resort to the
Guest Services Pavilion at the corner of Canyon Blvd and Lake Mary Road, these guest
services areas engage the street edge and allow for the continued public interaction
consistent with the NVSP through- terraced patios and meandering pathways connecting
the existing and proposed sidewalks along Canyon Blvd.

Guest Services anticipated to occupy these spaces include: food and beverage, spa
service, guest business services, concierge services (sport and activity), etc. The exact
programming of each spaces currently identified on the site plans as Guest Services will
be negotiated with the Hotel Operator.

West Side and Sky Bridge: The developer proposes a Sky Bridge from the existing
Mammoth Mountain Ski Area Mountain Center (general vicinity) over Canyon Blvd to
the West Side of Canyon Blvd connecting into the project at its north end. The bridge
design is not provided here (See Section 2.2 above for details on the bridge).

Lake View Frontage: This is a minor frontage as it is primarily a vehicular access point
to the Town Home portion of the project. Although the property owned by the developer
fronting Lake View Drive lies with the NVSP, properties on either side are owned by
separate entities and are not within the NVSP. The developer proposed that the frontage
along Lake View Drive remain primarily a vehicular access point and that it is
Jandscaped accordingly. All owners and users of the proposed town homes will have
dedicated rights to access Canyon Blvd and points beyond through the proposed
development.

Landscaping: There will be extensive landscaping throughout the project. A primary
focus of the development has been to preserve a significant amount of existing
vegetation, primarily large trees, which exist on site. The buildings have been situated on
the perimeter of the property such that the centre of the project property can remain
relatively undisturbed. Resort amenities situated in the centre plaza of the project will be
interspersed with the existing trees while large portions of the centre plaza area wil
remain mostly natural with low impact pathways through the forest. The area of most
significant disturbance, the Canyon Blvd. frontage will be substantially re-vegetated. The
Developer is currently and will continue to work with a local forester to facilitate
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successful re-vegitation of the area focusing on species selection and landscaping design
such that the areas has a high success of reestablishing itself.

Integration with existing and proposed walkways as per Master Plan: There is only one
Master planned pedestrian link within this site ~ the Canyon Blvd frontage and Lake
Mary Road frontage. Through the Canyon Blvd activation associated pedestrian
pathways; this link will be formally established.

Material Use: The Hardscape will be designed per the North Village Specific Plan and
incorporate a hierarchy of materials to denote public walks versus service walks. Special
paving will be used at crosswalks and the porte cochere to differentiate areas of
pedestrian traffic versus auto traffic. Softscape will be designed per the Town of
Mammoth’s guidelines and the North Village Specific Plan. Plant species will be
appropriately selected to deal with the unique climate of the Eastern Sierra as well as to
create a unique guest experience throughout the project.

Stair Tread and Riser Height: The final riser height will confirm to building code.
Walkways and terraces in plaza areas: As shown proposed on Landscape Drawing,

Covered portions of walkways and terraces: There are no covered walkways and terraces
outside of the building footprint.

Integration of walkways/plaza areas: Please refer to the attached Pedestrian Access plan
in the architectural package. Internal plazas and walkways are connected to interior
spaces. Exterior walkways along property frontages are connected through interior
spaces to the development itself as well as the interior plaza area.

22.0 Snow/Ice Removal and Storage

All driving surfaces and pedestrian paths onsite will be snow melted. Plaza/pool deck is
still conceptual at this point and will be refined through the Towns review process and
final landscaping plans. All season use of the plaza/pool area will be maintained through
snow melt. The Snow Management Plan is provided as part of the conceptual site and
grading plan that identifies those areas that are snow melted and areas that could be used
for snow storage.

23.0 Lighting

The light fixture schedule and placement scenarios will be developed in conjunction with
the final landscape plan and submitted for review with our second submission. All
lighting will adhere to the Town of Mammoth Lakes lighting ordinance. A lighting plan
and specifications for external lighting used on the project is part of the submission.
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24.0 QGates and Entrances

There are no public vehicular gates proposed to the development. Underground parking
structures will have gates as required and will conform to the NVSP guidelines. The
service yard and dock access will be screened from Lake Mary Road by a gated entrance
and screen wall to conform to the NVSP guidelines.

25.0 Walls and Fences

Walls and fences will be designed per the North Village Specific Plan. Typically, a
combination of stone, wood and metal (around pools) will be used as appropriate.

26.0  Site Furnishings

Per the landscape plan, the outdoor experience will encourage discovery through out the
site. Areas of reflection and quiet gatherings will be designed with natural materials for
seating with complementary accessories for receptacles, drinking fountains and shade
structures. The design will be designed to comply with the North Village Specific Plan.

27.0  Pedestrian and Skier Bridges

The developer proposes a Sky Bridge to Cross Canyon Blvd from the existing gondola
building to the west side of Canyon Blvd. This submission identifies the location and
function of the bridge but does not include design elements of the bridge. The intent is to
follow the same vernacular as the existing bridges in the Village and modify as necessary
due to structural and practical constraints. See Section 2.2 above for further details.

28.0 Art/Events

Final Landscape plans will identify potential locations that maybe suitable for public art.
The major areas anticipated as appropriate for public art at this time are the Canyon Blvd
frontage. The walkway on this frontage has opportunity for art display. There are a
number of “openings” along this walkway that could become “quite” spots where
pedestrians could pause to engage in public art viewing.  Art could be in a variety of
scales such as “signature” pieces associated with the resort, pedestrian scaled elements
(bronze man on a bench), and elements that vary in scale both horizontally and vertically.

29.0  Additional Development Standards

Grading Plan — A preliminary grading and drainage plan was submitted along with the
Use Permit application. These plans have been updated. The ones induced in this
submission reflect the current development. A final grading plan will be issued for

approval as part of our Grading Permit application process.

Landscape ~ Landscape plans form part of the submission package.
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30.0 Transportation and Circulation
Project entry and exit has been reviewed in Sections 9 and 21 above.

LSA Associates, Inc. (Les Card) is under contract to the developer to perform traffic
analysis as required. This report is attached as a Tab in this package. Please note that the
primary recommendation of that report was a centre turn lane on the Canyon Blvd
frontage. This turn lane has been incorporated into the projects overall design.

The purpose of the turn lane is to provide deceleration and storage for project traffic
northbound on Canyon Blvd. turning left into the site. The turn lane will extend the full
length of the project frontage. The existing thirty foot cross section will be widened to
forty feet and transitioned back to existing north of the project driveway.

A sight distance analysis has also been prepared to insure adequate visibility for drivers
exiting the project driveway and turning north.

31.0 'Parking

In accordance with NVSP and its reference to a projects provision of services solely for
the use of owners/guest of a project that is being proposed, parking is to be provided for
the residential component of the development only. Residential includes both for sale

units as well as employee housing.

Residential parking is to be provided at the following rates which have been confirmed
with the TOML is correspondence (attached):

Studio or 1 Bedroom Unit: 1 parking space

One Bedroom lock off: 1.5 parking spaces
Two Bedroom Unit: 1 parking space
Two Bedroom lock off: 1.75 parking spaces
Three Bedroom Unit: 1.75 parking spaces
Three Bedroom lock off: 1.75 parking spaces
Four Bedroom Unit: 1.75 parking spaces

The developer is applying for the state density bonus and hence must provide employee

- housing parking at the state mandated rate. This rate is provided below:

Studio or | Bedroom unit: 1 parking space
Two or Three Bedroom unit: 2 parking spaces
Four or more Bedroom unit: 2.5

3.1 Valet Parking

The developer will require that the property manager (and/or operator} provide ALL
parking as a valet service. TOML Staff initially raised concern that this program for
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parking may not meet with NVSP or the North Village EIR. It was requested that both a
valet parking report and a parking study be prepared to provide additional information
and assurance that valet parking would be suitable. A Report on Valet Parking was
prepared by LSA Associates, Inc. and is part of the larger Traffic Report. Both reports
are tabulated and attached as part of this package. In summary, the parking study found
no requirements within the NVSP or the EIR that would preclude valet parking for this
project. It should be noted that when both Phase I and Phase II are complete, these two
parking garages will operate under the same valet parking system and users of the project
may valet their car at any of the valet stations and cars will be parked where space and
convenience dictates.

31.2  Parking Spaces Provided

The project will be developed in two phases. However, the entire mitigated employee
housing is to be built in Phase I. For the purposes of calculating parking requirements
and where parking will physically be built, the developer has broken out parking for
employee housing into that portion generated by Phase I development and that generated
by Phase II development. Parking for that portion of employee parking for Phase I will
be provided for in Phase I and parking for that portion of employee parking for Phase II
will be provided in Phase I1.

For the rational of parking spaces provided for employee housing resulting from the
housing mitigation program, please refer to Section 31 below. This section deals only
with the calculation of parking. Calculations have been based on the maximum number of
parking stalls required if ALL service areas are included in the housing mitigation
analysis. There has not been consensus between the developer and the TOML on this
issue. Hence for planning purposes, we have used maximum numbers. In addition, the
mitigation for ALL housing for the project has been planned as 1 bedroom units. This
also enables us to plan for the maximum number of parking stalls. The actual
configuration of the employee housing units (3 X 1 Bedroom units or 1 X 3 bedroom
units, etc) is anticipated to be final prior to Use Permit issuance. Fine tuning of the
rational for mitigation service areas and the actual configuration of the employee housing
will lead to final number of parking. However, any changes to the assumptions included
above will lead to a decrease in required parking not an increase.
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Unit Tvpe Unit Parking Required

Phase |
Studio Condo 65 65
1 Bedroom Condo 38 38
2 Bedroom Condo whlock off 20 35
2 Bedroom Condo 3z 32
3 Bedroom Condo wilock off 12 21
3 Bedroom Condo 20 35
4 Bedroom Condo 4 7
3 Bedroom Penthouse - 2 4
Sub total ' 236.5
Employee Housing

Residential &

Services

1 Bedroom Units 24 24.4
Total Phase | 260.9
Phase
3 Bedroom Town homes 25 44
2 Bedroom + study Town homes 16 16

Employee Housing

Residential &

Services

1 Bedroom Units 12 12.2
Yotal Phase ll 72.0
Total Parking 333

32.0 Employee Housing
32.1  Sleeping Areas as Appose to Bedrooms

Current Town housing ordinance requires the calculation of housing mitigation based
upon a Sleeping Area. In general, a sleeping area is any room that could have closets and
sleeping apparatus in them. By this methodology, a living room or den would qualify for
as a sleeping area and require mitigation. The Developer has previously requested that
the town accept the provision of restricting language in a projects CCnR’s to control
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where sleeping apparatus is located. The intent of this provision is such that true
bedrooms only qualify as sleeping areas.

This was the case in the developers 8050 Private Residence Club where CCnR’s have
specific language that restricts sleeping capabilities to bedrooms. The rational for this
was that a Private Residence Club was managed much like a hotel in that owners were
not provided the opportunity to furnish individually a unit and that an operator/manager
had the exclusive ability to adhere to the restrictions as outlined in the CCnR’s.

The developer requests that the same restrictive language be placed in this development’s
CCnR’s. Units within the project will be sold furnished. The developer will be able to
control the type of fumiture n each unit. These furnishing will be able to meet with
CCnR restrictions. All units will be furnished identically in anticipation of a “hotel”
operator’ needs. In order for an owner to maintain his ability to have the operator use
their unit at anytime, the unit must be maintained and furnished as originally sold. The
majority of owners will enter into agreements with the operator which will restrict their
ability to ‘change’ any aspect of their unit from as sold conditions. Any owner that does
not enter into an agreement with an operator would still be required to adhere to the
CCnR’s restrictions. Any changes to unit fumishings in the future would be controlled
and managed by the operator to enable them to maintain their required standards; hence a
future furnishing change would also be highly controlled and would need to adhere to the
project’s CCnR’s.

All calculations for housing mitigation on residential units are based upon this rational.
32.2  Mammoth 8050 In Lieu Fee Agreement

The Mammoth Hillside project benefits from a previous In Lieu Fee Agreement for
employee housing associated with the Mammoth 8050 PRC project. The Hillside project
receives a credit from that In Lieu Fee agreement. A summary of the 8050 PRC Housing
Calculations and Requirements are shown below as is the credit attributed to the Hillside
project. Actual numbers as shown below differ slightly from the In Lieu Fee Agreement
as they reflect approved development resulting from the Lot Line Adjustment previously
only contemplated in the approved agreement. Also, all calculations below are based on
current regulations so as to provide a consistent base for determine credit and the
proposed Hillside project’s required housing mitigation.



~ 8050 PRC Housing Calculations
Number Number of
of Units Bedrooms Bedrooms Total Bedrooms
Building A
9 3 27
4 2 8
5 1 5
40
sqft :
Commercial 33565 7
Building B
7 2 14
3 1 3
17
- Building C
' 12 2 24
8 1 9
33
97
-4.74
Demoed Commercial 11296 FTEE's




8050 PRC Housing Requirement
Sleeping Rooms

Building A 40

Building B 17

Building C 33

Total 80

Housing

FTEE 20.25

Commercial 3355

Housing

FTEE 1.41

Total FTEE 21.66

FTEE Credit

From Demo 4,74

FTEE for

PRC site 17

Total FTEE

for In Lieu

Fee

Agreement 51

Residual

FTEE 34.09

32.3  Housing Mitigation Requirement

In accordance with the NVSP and Town Housing ordinance, the proposed development
must mitigate for housing that results from the projects residential units. The developer
and Town staff is currently in discussions pertaining to the requirement to mitigate
housing resulting from “commercial” development in the project. TO date there has not
been a final resolution of the extent of any “commercial” housing mitigation. However,
for the purposes of planning, the numbers below represent the MAX mitigation measures
the developer would need to satisfy if ALL service areas within the development were
required to be mitigated for housing. Housing requirements for residential and service
area umts are presented below. Please note that the credits as shown in Section 31.2
above are included below and that residential mitigation is based on bedrooms not
potential sleeping areas.



Basis for caleulations:

Bedrooms X .225 = FTEE’s

(Service square feet/1000) X 0.42 = FTEE’s

FTEE’s/2 X 500 = square feet of housing

Square feet of housing/500 = number of 1 bedroom housing units

Phase |
Residential Requirement

Credit Sg Ft 1 Bedroom
Bedrooms FTEE's From 8050 FTEE's After Credit Required Housing Units
325 73.1 34 39.1 9781 19.6
Services
Area Sq Ft FTEE's Sq Ft Required
Meeting space 6300 3 862
Restaurant/Bar 5070 2 532
Spaffitness 9038 4 849
iGuest Services 2700 1 284
Total Service FTEE's 10 2426 4.9
Total Phase | FTEE's 43 12208 24.5
Fhase [l
Residential Component
Credit
Bedrooms FTEE's From 8050 FTEE's After Credit Sg Ft Required
108 24.3 0 24 6075 12.2
Project Total 73 18283
Housing Units if all 1 bedroom units 38.7

If all service areas for the projected are mitigated for housing, then the total combined
residential and service area employee housing mitigation is for; 18,283 square feet or 73

FTEE’s.
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32.4  On Site Housing Plan

The developer proposes to build onsite ALL housing units. Currently, it is anticipated
that these units will all be 1 Bedroom units until such time as the architectural allows the
developer to specify how the total 18,283 square feet of housing space is divided up.
Eventual configuration will coincide with Town housing ordinance for sizes of units,
whether they are 1, 2, or 3 bedroom units. The architectural package shows the location
of the on site employee housing portion of the project. The architectural package also has
a typical floor plan for the onsite housing. ‘

All onsite housing is intended to be rental housing. The units will be deed restricted at
levels required by the town and the state to qualify for the housing bonus. On site
housing will be first and foremost available to project emplovees. Unused
accommodations will be available for use by other eligible employees according to
Mammoth Lakes Housings regulations. The onsite housing will be managed by the
project operator. As with the entire project, housing will be built and maintained to a
high quality and standard.

- 32.5  Deed Restriction of Employee Housing

TOML Comments in July 29" Memo Sfrom Craig Olson ~ Include a statement of intent
regarding proposed deed restrictions.

Developer — The developer will deed restrict the employee housing units. Each housing
unit will be a.separate condominium unit and identified as a separate class of
condominiums within the projects CCnR’s. Employee Housing units will be deed
restricted at income levels that allow the project to be eligible for the states 35% housing
bonus. Finalization of these levels is being determined by the TOML.

33.0 Recreation

The proposed development will provide extensive onsite recreation opportunities
including: gym facilities; outdoor pool; outdoor spas’hot tubs; and a park like walking
environment. Total project recreation amenities are summarized below:

Indoor Spa and Fitness: 7,130 sq ft

Spa Terrace Area: 7,750 sq ft

Courtyard Pool/Recreation Area: 57,500 sq ft

Total: 72,380 sq ft

34.0  Developer Impact Fee’s

Developer Impact Fee’s will be paid by the developer.
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35.0 Administration and Maintenance of Common Areas

TOML Comments in July 29" Memo Jrom Craig Olson - Provide a narrative of the
proposed means that will be used to assure the proper administration and maintenance of
common areas and open spaces.

Developer — This is typically a requirement at Final Map stage at which time language to
ensure that the project is maintained and operated is included in the CCnR’s which the
Town then will approve. However, until then, the following is some typical language
that may appear in the Project’s CCnR’s to address the administration and maintenance
of the project:

Maintenance and Repair ~ The Association shall have the power {and each Owner
by accepting a grand deed for a property delegates to the Association such power),
and to the extent deemed necessary or proper by the Board for the management
and operation of the Resort and the Maintenance and repair of the Residences and
Common Fumishings, the duty, to do the following: (i) repair, maintain, repaint,
furnish or refurnish the Residences and Common Area; (if) repair, maintain or
replace the Common Furnishings; (jii) establish reserves for anticipated costs,
including the costs or acquisition and replacement of Common Furnishings; and (iv)
acquire and pay for materials, supplies, furniture, furnishings, labour or services.

The project will have an onsite manager and the manager will have the power to
accomplish all operations and maintenance of the resort. Following is some typical
language that will appear in the Resorts operating and management agreement:

Repair and Maintenance of Project and Common Furnishings ~ Manager shall cause
the Resort, including the Common Furnishings, to be repaired, maintained,
repainted, furnished and refurnished to the same extent as the Association is
required to do so pursuant to the Declaration and in manner consistent with the
reserves established for such purpose. Manager has the sole authority and
responsibility to maintain and replace Common Furnishings within the Resort,
including the Common Furnishings within the residential Units, as required.

The above language is draft and subject to approval and review by developer legal
council in conjunction with the finalization of all CCnR’s associated with the project.
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E @ E i /4 E MAMMOTH COMMUNITY WATER DISTRICT

POST OFFICE BOX 597
MAMMOTH LAKES, CALIFORNIA 93546
(760) 934-2596 FAX (760) 934-4080
DEC 19 2005 E-MAIL gsisson@mewd.dst.ca.us
TOWN OF MAMMOTH :
DEVELOPMENT DEPARTMENT

December 15, 2005

Town of Mammoth Lakes
Planning Division

Post Office Box 1609
Mammoth Lakes, CA 93546

Re:  Tentative Parcel Map 36-235; Use Permit Application 2005-09
Owner: Mammoth Hillside, LLC

The Mammoth Community Water District has reviewed the information provided
for the above referenced application regarding the proposed development of a

condominium hotel project located on the west side of Canyon Boulevard and adjacent to
Lake Mary Road.

from Assessment District 1993-1, formed by the Mammoth Community Water District in
1994 An “Application to Apportion Special Assessment” (copy attached) is required to
be submitted to the District together with an apportionment fee and copies of the final

map. An option to the apportionment of existing assessment amounts would be to pay
the remaining balance prior to recording of a final map.

Off-site water and sewer improvements for this project will require a construction
permit from the District. Also, prior to any construction work occurring, the project
owner shall obtain water and sewer permits from the District and pay all appropriate fees
set forth in the District’s water and water service code, and in the sanitary sewer service
code.

It is estimated that this development will utilize approximately 55 acre-feet of
water per year. The District would also encourage the use of drought resistant
landscaping and water efficient irrigation systems for this development.

Thank you for the opportunity to provide comments on this proposed project. If

you should have any questions, please feel free to contact me at the District office at 934-
2596, extension 238.

Sincerely,
MEJOTH COMMUNITY WATER DISTRICT

Gacy Factaria <
GARY SIgSON
General Manager

TTM36-235,UPA 2005-0912/14/05



TOWN OF MAsu0TH
VY DEVELOPMERT DEP

TY
@UNTQ/?[‘ MONO

HEAILTH DEPARTMENT

P.O. BOX 3329
MAMMOTH LAKES, CA 93546

Public Health {760} 924-1830 FAX (760) 924-1831
Environmental Health (760) 924-1800 FAX (760) 924-1801

DATE: December 5, 2005
TO: Craig Olson, Mammoth Lakes Planning Department .

FROM: Louis Molina, Mono County Health Department

SUBJECT: Tentative Tract Map 36-235 and Use Permit Application 2005-09
APPLICANT: Mammoth Hillside, LLC (8050)

OWNER: same

ENGINEER: CFA & Triad/Holmes Associates/Hill Glazier
PARCEL NO.: 33-020-10, 11, 21, 33 and 31-110-27.
COMMENTS AND CONDITIONS:

This proposed project is for a development consisting of a condominiums hotel with 193-
units on & 6.97 acre site within the North Village Specific Plan Area. The project
description and attached plans note that anticipated guest services will include food and
beverage, pool and spa facilities,

Mono County Environmental Health staff has reviewed the above referenced proposed
project description and has the following comments:

1. The applicant must submit 3 sets of plans and pay associated fees to the Mono
County Health Department for any proposed swimming pool, spa, food facility or bar
to be constructed at the development. Submitted plans shall include detailed
manufacturer model and specifications information for all associated equipment.

2. The applicant is to receive approval from the Mammoth Community Water District
for sewer and domestic water service.
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COMMUNITY DEVELOPMENT
Building Division

P.0. Box 1609, Mammoth Lakes, CA 93546

(760) 934-8989 ext. 240, fax (760) 934-8608

PROJECT REVIEW
DATE: December 12, 2005
TO: Craig Olson
Planner Extracrdinaire
FROM: Byron Pohlman
Building Official

SUBJECT: Hillside Project

The following comments are in reference to the proposed Hillside
project:

1) Building Permit: A building permit is required for this project.

2) Pians and Specifications: Building specifications were not provided. A complete
code analysis shall be provided to address building area and height, construction
type, area/occupancy separations, fire suppression and design, etc.

3) Geology and Soils: No known soils or geological deficiencies exist.
4) Accessibility: The building shall be accessible to persons with disabilities.

5) Life-Safety: The building shall comply with all life safety elements of the California
Building Code.

6} Building and Site Design: The building shall comply with the Mammoth Lakes
Fire Protection District's requirements for access.

7) Generai Comments:
» The assumed construction type will be Type 1, Fire Resistive. This will require
the majority, if not all, of the exterior finishes to be non-combustible.
* Ifthe building is Type |, F.R., exterior walls shall be a minimum of 2-hour fire-
resistive construction and openings will require a % hour protection within 20
feet of the property line.
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Most of these issues will be addressed during the plan review /

building permit
process.

Billing / Time Allocation: 1.25 hours
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| COMMUNITY DEVELOPMENT
| P.O. Box 1609, Mammoth Lakes, CA 93546
(760) 934-8989 ext. 224, fax (760) 934-8608

ENVIRONMENTAL INFORMATION FORM
(To be completed by Applicant)

This form is designed to assist the Planning Division in evaluating the potential environmental
impacts of the proposed project. Complete and accurate information will facilitate the
environmental assessment and minimize requests for further information. ¥ more space is
needed for complete information, please attached a separate sheet.

1. Project Name:SAPMMOTY HL{ S ipE /81" ZEH’L&)
2. Property Owner: MPAYMOTH-HIW S in’ e
Mailing Address: _[P(0 24w, S| OD*"Q—D)S’ MAM™MoUH WCB; .
Teiephone Number(s): '”7(? G)Q.H & lD LS @3 UL,
3. Project Applicant D B fh)f\}TEﬁ/ riMHoTH (UL SIDE UL
Mailing Address:__ S P E
Telephone Number(s): ot e U |
Property Description: SEX (Omp N E E@Q o1

Street Address: N’ h

Assessor's Parcel NumbeezD - (OMPLIPWN U= | <E£§ DR A~
Area (sq. ft. or acres): Gl &
Developed: Vacant;

Existing Zoning: __ <2 _K\.(& - / %S P\

&ftmugdmg Zonmgi:jdi.and ?se\ / CFTU "{O ,\) %L, k/f’)

w: I AE VIEN _goar _ A uv
S: 7LD ’1;%?
Existing Structures and Uses on Stte:?hﬁﬂ \‘/W'V DUS

Access: Describe existing road access: IOOED
Site topography: . SI_OACD XD i % 4 <R
:mag?/jé%l\ljd;r% J:st; ‘%streams or drainages, facilities, and easements:

Ve%etatron Describe the plants (list major specaes if po sabi found on the project site:

SE¥E. FPOLET [ Sl DLTIoN L

Environmental Information Form  Rev, 4/89



Other: Describe any other unusual aspects of the site {e.g., old landfill, étc.)

5, PROJECT DESCRIPTION:
Ge eral Pro;ect Description:,

o 0oP T 1 L= =
R CEP~1T e Mh?&-’—“ﬁig

Fill out those sections below that apply to your project. For mixed-use projects, fill out all
applicable sections.

A.  Residential Uses: U4 (> S’MKD [ 7> ! \,b

Type(s) of Use:__{ © & FTOMLS

Number of Dwellings: Sleeping Areas:

Acreage: () &) Z 1z

Density: ~ Gross _____ Covered Uncovered e ¢ soplan
Net: Covered __ Uncovered - ,ff

Parking: Covered QE 3’5 Uncovered

B. Commercial and Industrial Uses:

Type(s) of Use: __| VD) NE

Acreage:
Total Number of Employees:
Employees on Largest Shift:
Total Number of Seats:
Building Capacity (# of people):
Square footage:
Retail:
Restaurant:
Warehousing:
Office:
Manufacturing:
Other (describe):
Parking: Number of spaces: Area (square feet):
Hours of operation:

C. Recreation:

Type(s) of Use: N Onc -

Acreage:
Maxirmum visitors on site;
Parking:

Envircnmental Information Form  Rev. 4/69



D. Construction:

Number of buildings: | - h _ L ﬁ(,ﬂ: — ol {;T)“HCL

,u Gross Floor Area: € >
Total Building Footprint: c3e L 26,583 5/6{«! Pmﬂ
Building Height: _s

Height of Other Appurtenances (e.g., antennas, c mneys)

Exterior Lighting, Type, and Location:. Segeg_( mﬁPh L. Qhﬁ:

Number of Wood Burning Appliances or Fireplaces; (b
Roof Orientation__ & %ﬁ@g vt S ) S Sle

E. Grading/Landscaping:

Natural Vegétatiqn to Remain and to be Removed (attach site plan): Le (le
(.3 '

Maximum CutHeight__ <€ ¢ afacuna rCmit
Maximum Fill Height: - ) —J

Total Area of Grading and Clearing:__
Total Volume of Material {o be Moved: _
Volume of Material to be Imported from Off-Site:
Temporary Access Routes, if any:_
Total volume of material to be removed from the Site:
Source of Fill or Disposal Site:
Alteration to Drainage Patterns:
Changes in Existing Lakes or Streams:
Changes to Wetlands:

F. Public Services/Infrastructures

Traffic Generation: Nf 2

Water Consumption:
Solid Waste Generation:

G. Health/Safety/Nuisance:

Use of Hazardous Substances: W! 0

Type(s) of Noise Generated:
Any Smoke, Dust, Fumes, or Odors?

H. QOther:

Energy Demand: N{[; e

Environmental iInformation Form  Rev. 4/89
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Change inlg‘cemc Views of Vnsta fro isting Regidential Aregs or Public Lands or
ads: \/ D _CoyOYic ) cq_- Kl &0 gigmoﬁl
1{)\ AN DD .

S

Technical studies may be required as a part of the preparation of the environmental
documentation for this project. Please contact the Planning Division as early as possible to
determine the possible need and scope of such studies.

| cert:fy that the statements furnished above and in the attached exhibits present the data and

information required for this initial evaluation to the best of my ability, and that the facts,
statements, and information presented are true and correct to the best of my knowledge and

belief.
. 22 t/f/m L &m 2/ NS
ignature o ican te
e, [T

Signature of Property Owner Date
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Recording Requested by and
When Recorded Mail To:

Town of Mammoth [akes
Community Development Department
P.O. Box 1609

Mammoth Lakes, CA 93546

Space Above for Recorder’s Use

RESOLUTION NO. PC 2006-__

A RESOLUTION OF THE

MAMMOTH LAKES PLANNING COMMISSION

APPROVING TENTATIVE TRACT MAP 36-235

AND USE PERMIT 2005-09 TO ALLOW THE SUBDIVISION
OF A 7.01-ACRE PARCEL
TO CONSTRUCT A 193-CONDOMINIUM HOTEL ON 4.6-ACRES
AS THE PHASE 1 PORTION OF THE
MAMMOTH HILLSIDE PROJECT FOR PROPERTY LOCATED ON
THE WEST SIDE OF CANYON BOULEVARD,
NORTH OF LAKE MARY ROAD

(APNs: 33-020-10, -11, -21, -33 and 31-110-27)

WHEREAS, a request for consideration of Tentative Tract Map 36-235 and Use
Permit 2005-09 to subdivide an approximately 7.01-acre parcel into a 4.6-acre Phase I site
for the construction of a 193-Unit Condominium Hotel (Mammoth Hillside) having 325
bedrooms of market rate condominium units, Lock-off Units totaling 225 “keys,” and 24-
on-site workforce housing units. The development includes three levels of understructure
parking accessed from Canyon Boulevard with full-time valet parking services, a service
loading dock, spa/fitness area of 9,038 square feet, meeting facilities of 6,300 square feet,
restaurant of 5,070 square feet, guest services area of 2,700 square feet, pool and patio area,
and associated landscape and street frontage improvements was submitted by Sean Combs
of Mammoth Hillside, L1.C; and

WHEREAS, the Planning Commission conducted a noticed public hearing on the
application requests on January 12, 2006, at which time all those desiring to be heard were
heard; and
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WHEREAS, the Planning Commission considered, without limitation:
1. The Agenda Report to the Planning Commission with exhibits;

2. The State Map Act, General Plan, Municipal Code, North Village Specific

Plan and Program EIR, Subdivision Ordinance, and associated Land Use
Maps;

The environmental documentation prepared for the project;
Oral evidence submitted at the hearing;

Written evidence submitted at the hearing;

N

Project plans consisting of the Tentative Tract Map and thirty-five sheets of
the project plans consisting of Site Plans, Floor Plans, Building Elevation
Drawings and Perspectives, Building Section Drawings, Preliminary
Landscape Plans, Lighting Plans, Preliminary Grading Plan, Preliminary
Utility Plan, and Tree Analysis all dated received by the Town of Mammoth
Lakes on November 21 and December 2, 2005; and

WHEREAS, the Planning Commission made the following findings pursuant to
Ordinance 84-10 of the Town of Mammoth Lakes, related to Subdivisions and Land
Divisions, Section 66474 (Subdivisions) of the California Government Code, and
Municipal Code Section 17.60.070 (Use Permits):

(SEE ATTACHMENT “A™)

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the
Town of Mammoth Lakes hereby approves Tentative Tract Map 36-235 and Use Permit
2005-09 subject to the following conditions:

(SEE ATTACHMENT “B”)

BE IT FURTHER RESOLVED that the Planning Commission, in its independent
judgment, has reviewed the environmental documentation for the project and finds that the
Environmental Documentation was prepared in accordance with Section 15168 of the
CEQA Guidelines and that the project is located within an area covered by the North
Village Specific Plan. The Town Council reviewed and certified, pursuant to the California
Environmental Quality Act (CEQA) Guidelines, the Subsequent Program Environmental
Impact Report (EIR) for the North Village Specific Plan Amendment, identified as State
Clearinghouse No. 99-092082. The Certified FIR analysis covers the project area and the
mitigation measures established by the EIR will be incorporated into conditions of project
approval to reduce any adverse environmental impacts to a level below significance.
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PASSED AND ADOPTED this 12" day of January 2006, by the following vote, to

AYES:

NAYS:
ABSENT:
ABSTAIN:
DISQUALIFIED:

Neil McCarroll, Chair of the
Mammoth Lakes Planning
Commission

ATTEST:

Mark Wardlaw
Community Development Director

NOTE: This action is subject to Chapter 17.68 of the Municipal Code, which specifies
time limits for legal challenges.

1, Sean Combs of Mammoth Hillside, LLC, am the applicant for this project request and 1
do hereby attest that I have read, and agree to, the conditions stipulated within this
Resolution of Approval.

Sean Combs Date
(Notary Required)
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ATTACHMENT “A”
Resolution No. PC 2006-__

Findings for Tentative Tract Map Approval
(State Map Act Section 66474)

. The proposed map is consistent with applicable General Plan standards as specified in
Section 66451 of the Subdivision Map Act since the Planning Commission finds, based
upon the evidence presented in the staff report dated January 12, 2006, that the project
conforms to the density standards of the General Plan and the maximum density yield for
the Resort General (RG) and Specialty Lodging (SL) Designations established by the North
Village Specific Plan. The Commission further finds that the proposed condominium
development complies with Zoning Code development standards that implement the goals
and policies of the General Plan and all utilities and access roadways can be improved
and/or extended to service the project area. '

. The design and improvements of the subdivision are consistent with General Plan standards
since the Planning Commission finds that the project, as conditioned, complies with the
development standards of the RG and 'SL Designations and the project’s approval is
conditioned to require compliance with all other applicable Town Ordinances and
applicable agency requirements in effect at the time the subdivision request was submitted
for review.

. The site is physically suitable for the type of development since the Planning Commission
finds that the proposed structure, as conditioned, is situated on the site to accommodate the
grading needed to construct the under structure parking, the building pad, the access
driveways, and the extension of utilities while preserving as much of the surrounding site
as possible to provide for adequate setbacks and landscaped buffer areas. The project will
not adversely impact significant natural landforms since no significant landforms were
identified on the property. No evidence has been presented during the planning review
process to indicate that the proposed improvements are not physically suitable to the site.

. The site is physically suitable for the proposed density of development since the Planning
Commission finds that the project conforms to the density standards of the General Plan
and the density yield for the number of rooms permitted for similar development
established for the RG and SL Designations pursuant to the North Village Specific Plan
and the project, as conditioned, meets all development requirements of the Town of
Mammoth Lakes Municipal Code, North Village Specific Plan, and the North Village
Specific Plan EIR as described in the staff report dated January 12, 2006.

. The design of the subdivision or the proposed improvements are not likely to cause
substantial environmental damage nor substantially injure fish or wildlife or their habitat
since the Planning Commission finds that the mitigation measures imposed on the project
have been determined to be adequate to reduce impacts to a less than significant level as
described in the Subsequent Program Environmental Impact Report for the North Village
1999 Specific Plan Amendment (EIR). A Statement of Overriding Considerations has been
accepted for air quality impacts. The site has been identified by the EIR as not supporting
any threatened or endangered fish, wildlife or habitat. The Certified EIR analysis covers the
project area and the mitigation measures established by the EIR will be incorporated into
conditions of project approval to reduce any adverse environmental impacts to a level
below significance.
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. The design of the subdivision or the types of improvements are not likely to cause serious
public health problems since the Planning Commission finds that the mitigation measures
adopted in the EIR document reduce health related impacts to a level below significant and
that all necessary public services and utilities can be extended to the site to assure health
and safety for those individuals occupying and using the improved site facilities.

_ That the design of the subdivision or the type of improvements will not conflict with
casements, acquired by the public at large, for access through or use of the property within
the proposed subdivision since the Planning Commission finds that all utilities, and their
easements, are indicated on the Tentative Tract Map and that the subdivision will not
adversely impact upon any existing public easements.

Findings for Use Permit Approval
(Municipal Code Section 17.60.070)

. The proposed use is consistent with the General Plan since, as designed and conditioned,
the proposal conforms to all development standards established for the Resort General
(RG) and Specialty Lodging (SL) Designations pursuant to the North Village Specific Plan
and achieves the General Plan goals and policies as they relate to development within these
Specific Plan zoning designations.

. The proposed location of the use is in accord with the objectives and purpose of the zones
in which it is located since resort condominium hotels and appurtenant facilities are
permitted uses within the RG and SL Designations and the condominium form of
ownership is approved by this Use Permit.

. The proposed site is adequate in size and shape and has adequate access for the proposed
use, as conditioned, since access to the understructure parking area will be improved and
will adequately access the site to Canyon Boulevard that is improved as a Public Roadway.
The site will be improved to accommodate year-round emergency vehicle access and to
accommodate adequate access and width for anticipated traffic to the developed site.

. The proposed use will be operated in a way that will be compatible with surrounding uses
and will not be detrimental to the public health, safety, and welfare nor be materially
injurious to properties or improvements in the vicinity since mitigation measures have been
applied which have been developed to ensure compatibility as evaluated in the Program
EIR. The proposed development is designed to be compatible with its surrounding
topography and the architectural design will enhance the site and surrounding development.
All utilities are available, or can be extended, to adequately serve the proposed
development.

. The proposed use complies with the applicable sections of the zoning regulations since all
development requirements established by the RG and SL Designations of the North Village
Specific Plan and other applicable development standards of the Municipal Code can be
met by the project as designed and/or conditioned.

. Consistent with Chapter 17.36 of the Municipal Code related to Affordable Housing
Mitigation Regulations (AHMR), the applicant is providing affordable housing mitigation
for the Mammoth Hillside project assuming an employee housing credit of 29 Full Time
Fquivalent Employees (FTEEs) from the In-Lieu Housing Agreement associated with the
8050 Project. The number of FTEEs for the project is based upon a formula of .225 FTEE
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per sleeping area, or 325 x .225 = 73.1. Less the in-lieu credit of 29 FTEEs the project
requires 44.1 FTEEs for the sleeping area count. The 23,108 square feet of services
associated with the project are assessed at 0.42 FTEE per 1,000 square feet and result in 10
FTEEs required for a total Phase I project count of 54.1 FTEEs. To establish the amount of
units required, one FTEE equals 250 square feet of living area, or 13,525 square feet. The
square footage of the living area is then divided by 500 square feet to arrive at a studio or
one bedroom count of 27 for Phase I. To qualify for the 35% state density bonus, the
project must provide 36 rooms of very-low income housing on-site.
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ATTACHMENT “B”
Resolution No. PC 2006-__

Use Permit Conditions

. This approval authorizes a 193-Unit Condominium Hotel (Mammoth Hillside) having a
maximum of 352 total bedrooms including 36 bedrooms for very-low income qualified
renters and a maximum of market rate Lock-off Units totaling 225 “keys,” and
understructure parking accessed from Canyon Boulevard. The project proposes full-time
valet parking services. The development includes a service loading dock, spa/fitness area of
9,038 square feet, meeting facilities of 6,300 square feet, restaurant of 5,070 square feet,
guest services area of 2,700 square feet, pool and patio area, and associated landscape and
street frontage improvements on a 4.6-acre portion of the seven-acre site. The 2.4-acres
Phase II portion of the project shall be designated as a “Remainder Parcel” on the Final
Tract Map. Phase 11 has a maximum density of 107 rooms pursuant to the NVSP Density
and the density adjustments as described in the staff report dated January 12, 2006.

A contract with a four or five star hotel operator shall be provided to the Town prior to the
issuance of a Certificate of Occupancy or Conditional Certificate of Occupancy for the first
unit within the project.

. The project parking must be redesigned to meet the following requirements:
a) All interior dimensions including aisle widths, turn radii, and ramp grades.

b) The project must provide additional parking to accommodate all on-site housing
parking in addition to guest accommodation parking.

¢) Tandem parking is permitted for affordable housing parking only. All other stalls must
be individually accessible.

d) Vertical clearance must be a minimum of 8 feet 6 inches and must take grade changes
into account.

¢) The site plan must accommodate up 10 14 vehicles for check-in parking without
blocking ingress and egress. These may be parallel spaces in the vicinity of the porte-
cochere.

. Line-of-sight from the driveway onto Canyon Boulevard shall be evaluated to assure
adequate sight distance to the north when transit buses are parked in the adjacent bays.
Given the vertical curve of Canyon Boulevard to the south additional review by a qualified
Traffic Engineer shall be required to determine if the southern sight distance is adequate. If
adequate line-of-sight is not achieved, the following mitigation measures may be imposed
by the Public Works division: a reduction of the posted speed along Canyon, redesign of
the transit bus parking area at no cost to the Town, and/or moving the driveway.

. Building setbacks along non-NVSP property lines shall maintain a minimum of 20 feet for
buildings up to 35 feet in height plus one-foot for every two feet of building height above
35 feet.

. The applicant shall provide a Tour Bus Parking Program to be reviewed and approved by
the Community Development Department. Tour bus access to the lobby area at the porte-
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10.

11.

12.

cochere and along the driveway shall be provided and approved by the Community
Development Department.

A revised Landscaping and Grading Plan for the southerly portion of the site fronting onto
Lake Mary shall be provided to assure a minimum setback of ten feet for the patio/spa area,
to demonstrate the preservation of as many existing native trees in this area as possible, and
to show replacement planting with native trees. The revised Landscaping and Grading Plan
shall be reviewed and approved by the Community Development Department.

The project shall provide a revised landscaping plan detailing tree retention and
replacement along Canyon and Lake Mary and the relocated southerly building wing. The
project shall implement the improvements shown on the revised Landscape Plan.
Consistent with the NVSP (item 16, page 47), all removed trees greater that 12 inches
diameter shall be replaced on a one-for-one basis either on-site or on an off-site location
approved by the Town. Trees used for re-vegetation shall be native to the Mammoth Lakes
community. Consistent with the Timber Valuation Report (David Early, May 8, 2005), the
applicant shall provide the Town with the valuation of trees to be planted at a replacement
cost of $21,034.50 or more prior to installation of the landscape plantings. The mitigation
measures established by the Forest Condition Survey (Davis Early, May 2005) shall be
adhered to by the applicant to the satisfaction of the Community Development Department.

For the purpose of calculating Affordable Housing Mitigation, the Conditions, Covenants,
and Restrictions (CC&Rs) for the project shall include the following language: “No more
than 316 market rate “Sleeping Areas” are permitted for the Mammoth Hillside project. All
other rooms are prohibited from having beds, sofa beds, or any other type of sleeping
furniture, armoires, or closets. The operator shall have the ability to manage the Fixtures,
Furnishings, and Equipment (FF&Es) within each unit to assure that this condition is
implemented. The Town of Mammoth Lakes shall be allowed to enforce this provision and
shall not be denied reasonable access to the property to determine compliance with this
restriction.” Should the Town relax the provisions for calculating Affordable Housing
Mitigation so this condition is not needed, this condition and the CC&Rs may be amended,
modified, or this condition may be eliminated accordingly.

The project proposes a future pedestrian bridge over Canyon Boulevard to connect the site
to the Gondola Building and the Village Plaza. Prior to the first Certificate of Occupancy or
Conditional Certificate of Occupancy for the Mammoth Hillside project, the Canyon
Boulevard Bridge shall apply for and have received Design Review approval. The bridge
shall be constructed within eight months from the issuance of the first Certificate of
Oceupancy or Conditional Certificate of Occupancy for the Mammoth Hillside project.

The applicant must provide 27 one-bedroom units of workforce mitigation at the
affordability levels specified in the Municipal Code. These units may be exempted from the
density limit for the property. Gross area for the units shall be a minimum of 13,325 square
feet. The final determination of workforce housing required may be modified based upon
the number of market rate sleeping areas constructed.

Thirty-six bedrooms of housing must be designated for very-low income househelds for the
project to qualify for the state density bonus of 35%. Housing required for state density
bonus compliance that exceeds the requirement of the Town for workforce housing
mitigation is not exempted from density limits.
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13.

14,

15.

16.

17.

18.

19.

20.

21

A revised Colors and Materials Board shall be provided for the project that provides actual
samples of materials and colors to be used on the structure’s exterior. Consistent with
Advisory Design Panel (ADP) review, the gray/green exterior color shall be of a warmer
tone than reviewed by the Planning Commission and additional architectural treatments,
increases to widow sizes, heavy trim treatments, and roof line variations will need to be
provided for the structural elevations between the southerly and northerly buildings and the
elevation fronting onto the Monache project.

The applicant shall request annexation into, and reapportionment of, Community Facilities
District 2001-1 and participate in the community transit system, provide public access and
easements, contribute to emergency facilities and parks, and adhere to the Vested Rights of
the North Village Development Agreement.

The project area shall be annexed into the Benefit Assessment District (BAD 2001-2) for
the purpose of maintaining, operating, repairing, removing snow, heat tracing, landscaping,
irrigation, street lighting, and other matters along the Canyon Boulevard and Lake Mary
Road frontages. To continue this effort uniformly the applicant will be required to “annex”
into the District prior to Final Tract Map approval.

The project shall comply with the Town’s adopted Source Reduction and Recycling
requirements. Recycling and trash compaction facilities required by the North Village
Specific Plan and Program EIR shall be provided and shown on building permit plans.
Necessary solid waste permits shall be obtained from the Mono County Public Works
Department. A trash compactor system and recycling facilities shall be located adjacent to,
or in coordination with, the solid waste storage facilities to be accommodated within the
loading dock structure. Approval of these solid waste facilities and their locations by
Mammoth Disposal is required prior to Building Permit issuance.

Construction worker housing is required pursuant to the NVSP Housing Policy #3.
Contractors and sub-contractors that hire employees from outside Mono or Inyo Counties
(who will need to reside in Town for 90 days or longer) are prohibited from housing these
workers within the RMF-1 Zone. Prior to Building Permit issuance, the applicant shall
provide a Construction Worker Housing plan to the Town for review and approval.

Building Permits are required for all future structural, electrical, and/or plumbing
improvements within the subject property.

Prior to Building Permit issuance, the applicant shall pay any fees due on the Tentative
Tract Map and Use Permit processing account.

All other regulations of the Town of Mammoth Lakes shall apply, including, but not
{imited to, conformance with applicable zoning standards. All public improvements shall
be consistent with the Village at Mammoth Specific Plan improvements.

Walkways and driveways shall be provided with heat-tracing to encourage snowmelt
during winter months. Heat-tracing shall also be provided within the Canyon Boulevard
sidewalk from the transit pull-out area southerly to a point as approved by the Public
Works Director to compensate for building shadow within this area. Said heat-tracing
systems shall be convertible to geothermal when available to the area. The project shail be
designed for consideration of renewable and energy efficient practices in the planning and
construction of the project.
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22,

23.

24.

25.

26.

27,

28.

29.

30.

The project will participate in the required North Village traffic and circulation mitigation
measures on a fair share basis.

The applicant shall create an area of interest for pedestrians at the Canyon Boulevard
Bridge location and the intersection of Canyon Boulevard and Lake Mary Road by
providing landscaped seating areas with decorative street furniture and/or other public art at
these locations.

The final development plans shall be routed to the Mammoth Lakes Fire Protection District
for review and approval prior to the issuance of Building Permits.

All retaining walls and exposed walls for the understructure-parking garage shall be treated
with rock veneer to match the structure, or be of a dry rock stack design.

The site shall be maintained in a neat, clean and orderly manner. All improvements shall be
maintained in a condition of good repair and appearance. Outdoor storage of equipment
and other materials not normally associated with a residential resort project is prohibited
except for the storage of firewood. Non-operating vehicles, equipment and materials
inappropriate to the site and its use shall not be stored within outdoor areas on-site.

Municipal Code Section 17.16,195 allows for the reservation of land for parks and
recreation purposes as authorized by the state Quimby Act. The Parks and Recreation
Element Policies of the General Plan identifies that five acres of parkland is needed per
1,000 population within the community. Development Impact Fees (DIFs) will pay for four
acres per 1,000 population leaving a balance of one acre per 1,000 to be provided by the
developer. The 193 residential units multiplied by 4.0 persons per unit equals 772
individuals. The 772 individuals divided by 1,000 population equals 0.772 times $0.5

Million per acre, the project’s balance is $386,000. This number may be modified by the
project’s final design.

Prior to Building Permit issuance, a conceptual site plan for Phase 11 shall be submitted
limiting all construction storage/tree removal areas to those areas clearly needed for future
building and access.

Payment of street-sweeping mitigation fees shall be made prior to issuance of a building
permit consistent with the Air Quality mitigation measures established by the North Village
Environmental Impact Report.

In consideration of the Town’s Vision Statement requiring a de-emphasis of the use of the
automobile, occupancy and mode of travel expectations and to mitigate the impacts of the
project on air quality as required by CEQA, the applicant and the owners association, if
formed, shall execute a transit agreement with the Town prior to recordation of the final
map. If no owners association is formed at that time, the applicant shall demonstrate, to the
satisfaction of the Town Attorney, the ability to bind future homeowners to the transit
agreement and shall execute the agreement on their behalf. The applicant shall be subject to
an annual payment of $121.00 per residential unit (as adjusted each fiscal year beginning
July 1, 2005 by the annual percentage increase in the Los Angeles/Riverside Consumer
Price Index). The transit service agreement, when executed, shall be referenced in the
project CC&Rs, as well as in any disclosure documents required by the California
Department of Real Estate for the project. The agreement can be modified only by mutual
written agreement of the Town and the owners association when formed and the service
shall not be discontinued for any reason without an amendment to the agreement.
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31

32.

33.

34.

35.
36.

37.

38.

The use and all existing and new improvements constructed on the site shall be in
compliance with all Town of Mammoth Lakes, County of Mono, Mammoth Lakes Fire
Protection District, Mammoth Community Water District, Great Basin Air Pollution
Control District, Lahontan Regional Water Quality Control Board, State of California and
United States of America laws, statutes, ordinances, regulations, directives, orders and the
like applicable thereto and in force at the time thereof.

Tt is the intent of these conditions of approval that all provisions herein are to be consistent
with and in accordance to the Specific Plan, all municipal codes and ordinances, and all
local, State and federal standards, policies, regulations and laws, unless specifically
provided for herein. To the extent that there is a conflict between the various provisions of
law regarding implementation of these conditions, the provision which will most
effectively carry out the goals and policies of the Town as set forth in the Specific Plan
shall control. This Use Permit application, subject to conditions of approval, must clearly
demonstrate consistency among the approved Tract Map conditions and zoning provisions
or this approval shall be invalid.

The uses allowed under this approval shall be those that are described in Condition 1. No
other uses shall be allowed, including professional offices, medical or post office uses,
except by issuance of additional use permits or amendment to the Specific Plan.

No building permit shail be issued for Mammoth Hillside prior to filing of the Final Tract
Map per Subdivision Map Act Section 66499.30.

No wood burning appliances or fireplaces may be permitted in this project.

Noise generated by the project shall meet the requirements of the Specific Plan and/or the
Town’s noise regulations, as applicable. Construction days and hours shall be limiied to the
Town’s adopted Construction Site Regulations pursuant to Municipal Code Section
15.08.020.

A snow management plan for private property shall be submitted and approved by the
Community Development Department, prior to issuance of grading or building permits or
improvement plans, whichever cccurs first, describing such features as, but not limited to,
location of snow storage areas, snowmelt areas, the method for snow hauling, frequency of
pick-ups, pick-up areas, haul routes, hours of hauling operations and deposit areas. This
plan shall include provisions stating that, when applicable, snow removal shall be
preformed daily prior to the opening of any business and will be maintained to a safe
condition during business hours. The plan’s effectiveness, in conjunction with Town
policies regarding snow hauling, will determine whether the plan will be approved. A
Town permit shall be obtained for any off-site snow storage, if required. The applicant, or a
homeowners or master association, if formed, shall provide the Town with documentation
that prior to occupancy, contracts or other arrangements have been entered into to provide
snow management required by this condition and the Specific Plan. All such contracts, or
other arrangements, along with any renewals or amendments, shall be in full force and
effect for the life of this project.

A maintenance plan for private common arca facilities shall be submitted by the applicant
for review and approval by the Community Development Department, This plan shall
include provisions for maintenance of private facilities, including, but not limited to,
driveways, parking areas, sidewalks, and plazas and all common areas, snowmelt systems,
private utilities, retaining walls and drainage facilities. The applicant, or a homeowners or
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39.

40.

41.

42.

43,

44,

master association, if formed, shall provide the Town documentation that prior to filing a
Final Tract Map or issuance of building or grading permits, whichever occurs first,
contracts or other arrangements have been entered into to provide maintenance required by
this condition and the Specific Plan. All such contracts, or other arrangements, along with
any renewals or amendments, shall be in full force and effect for the life of this project.

Lot coverage shall meet or be less than the NVSP requirement of 60%. Alterations to the
landscape and paving plan may be necessary to comply with his requirement.

Town staff shall have the right to enter the subject property to verify compliance with these
conditions. The holder of this Use Permit approval shall make the property available to
permit Town staff to make site visits to confirm compliance to these conditions and shall,
upon request, make records and documents available to Town staff as are necessary to
evidence compliance with the terms and conditions of this approval.

All grading and site improvements shall adhere to the applicable mitigation measures
established by the Subsequent Program Environmental Impact Report (EIR) for the North
Village Specific Plan Amendment, identified as State Clearinghouse No. 99-092682. Prior
to submittal of a Grading Permit application request, the project proponents shall meet with
Community Development Department staff and the Town Engineer to estabhsh the specific
environmental mitigations for the project site.

All lighting fixtures mounted on the exterior of the structures or within walkways or
exterior common areas are to have shielded light sources in accordance with the Town’s
adopted “Outdoor Lighting Ordinance” (M.C. Chapter 17.34). Landscape accent lighting is
also to be shielded to prevent spill-off glare. Any pole-mounted lighting fixtures (if
proposed) are to be provided with shields to obscure the light source and direct light
downward to the satisfaction of the Community Development Department.

Any future signage within the project area shall be found in conformance with the S;gn
Ordinance and approved by Community Development Department staff prior to the
erection of such signage.

These conditions shall be recorded with the clerk of Mono County.

STANDARD ENGINEERING CONDITIONS FOR TENTATIVE MAP 36-235

A,
1.

STANDARD CONDITIONS / GENERAL REQUIREMENTS:

A final map, consistent with the tentative map and the conditions herein, shall be recorded
with the County Recorder of Mono County prior to the expiration of the approved tentative
map. The final map shall conform to the Subdivision Map Act and the Subdivision
Ordinance for the Town of Mammoth Lakes. The tentative map shall expire 24 months
after the approval date. Failure to record the final map prior to the expiration will nuilify all
approvals, except such time limitation as may be extended by the Planning Commission in
accordance with the Subdivision Map Act.

Copies of all exceptions, easements, restrictions and encumbrances listed in the preliminary
title report together with a copy of the current grant deed and a current title report, a
copy(ies) of each record map(s) for the subject property shown within the tentative map
boundary, and a copy of each and every adjacent map, deed or other document as necessary
that establish, or were used for the survey of, and for the retracement of the subdivision
boundary shall be submitted with the initial submittal of the final map. A subdivision
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guarantee shall be issued and dated within 30 days prior to final map approval by the
Planning Commission.

3. Any public or private property altered, damaged, or destroyed by site preparation, grading,
construction or use shall be restored to its pre-existing condition by the Permittee.

4. The maintenance of graded slopes and landscaped areas shall be the responsibility of the
developer until the transfer to individual ownership or until the maintenance is officially
assumed by an approved maintenance district or property owners association.

5. Landscaping and irrigation systems within the public right of way and within public
landscaping easements adjacent to the project area shall be maintained by Benefit Assessment
District BAD 2001-2. Landscaping and irrigation plans shall be submitted to the Town for
review and approval for these areas.

6. Town staff shall have the right to enter the subject property to verify compliance with these
conditions. The holder of any permit associated with this project shall make the premises
available to Town staff during regular business hours and shall, upon request, make records
and documents available to Town staff as necessary to evidence compliance with the terms
and conditions of the permit.

7. All new utility lines within, adjacent to or serving the site shall be placed underground.

8. The site grading design and all building construction shall conform to the American
Disabilities Act (ADA) requirements as may be applicable.

9. This project shall be required to pay all Development Impact Fees in accordance with Town
ordinances and the municipal code.

10. No off-site grading is permitted by this Tentative Map and Use Permit. For any off-site
grading, the Applicant shall obtain an easement or letter of permission from the affected
property owner and shall be permitted only as provided in the Municipal Code.

11. Surety shall be posted with the Town in a form acceptable to the Town Engineer for any
deferred final monumentation for the final map. The estimated amount of the surety shall be

prepared by the licensed land surveyor preparing the final map and shall be approved by the
Town Engineer.

12. Mylar copies of the recorded final map shall be submitted to the Town within 60 days of map
recordation. A cash surety in the amount of $200 for the first sheet and $100 per additional
map sheet shall be submitted to the Town for the faithful performance of this requirement.
The Applicant shall also submit to the Town an electronic file of the final map in
AutoCAD, Version 2000, or other format as may be approved by the Town Engineer, prior
to approval of the final map.

13. All required easements and dedications shail be in a form and content acceptable to the Town
Engineer.

14. Application shall be made to the Mammoth Community Water District for re-
apportionment of any existing assessment lien(s) to the new lots and units proposed. The
Applicant shall submit a receipt of the application from MCWD to the Town prior to final
map consideration by the Planning Commission.

15. The Applicant shall pay a fee of $37,900.00 ($300.00 per unit for 193 units) to the
Community Development Department for long range planning reimbursement prior to
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approval by staff of the final map. This total may be adjusted based upon the final number
of units constructed. The remainder parcel created as a result of the filing of a final map
shall be subject to the requirements of Section 66424.6 of the Subdivision Map Act. The
remainder parcel created shall be subject to payment a fee of $300.00 per parcel to the
Community Development Department for long range planning reimbursement prior to
approval of a certificate of compliance is issued for that parcel.

16. This project is protected by the Mammoth Lakes Fire Protection District. Prior to any
construction occurring on any parcel, the Applicant shall contact the Fire Marshal for
verification of current fire protection development requirements.

17. The property Owner, Applicant/Developer and holder of any and all permits associated with
this property shail conform to the requirements of the Town of Mammoth Lakes and
Federal, State, County and Local agency requirements, as they may apply. This includes,
at a minimum, the CRWQCB, Lahontan District, the Great Basin Air Quality Control
District, OSHA, the Mammoth Lakes Fire Protection District, and the Mammoth
Community Water District.

18. Nothing in the approval of this tentative tract map shall be construed to allow for the
deviation, adjustment, variance or aon-conformance of any municipal code or ordinance, or
of any local, State or federal standard, policy, regulation or law, unless specifically
provided for herein.

B. THE FOLLOWING CONDITIONS SHALL BE COMPLETED PRIOR TO
APPROVAL BY THE TOWN OF THE FINAL MAP:

19. The final map shall conform to the requirements of Town of Mammoth Lakes Subdivision
Ordinance 84-10 and all amendments thereto.

20. The conditions of Use Permit 2005-09 shall remain in effect for the life of the project.

21. A preliminary soils report shall be filed with and reviewed by the Town Engineer. An “as-
graded” soils report shall be provided to the Town upon completion of the grading.

97 Sureties shall be posted for required grading, street and drainage improvements in accordance
with the Municipal Code and the Applicant shall enter into a subdivision improvement
agreement for all required public improvements in accordance with the Subdivision Map Act.
The agreement shall include provisions for the posting of warranty sureties for the accepted
public improvements. Construction cost estimates for all required sureties shall be prepared
and signed by a registered civil engineer. The estimates shall be at prevailing wages and
shall include 20% for construction contingencies and 20% for administrative costs. All

sureties shall be posted prior to the issuance of a grading permit and prior to approval by
staff of the final map.

73 This tentative tract map is for a project to be developed on one lot and within a single phase.
The area shown as Phase 2 on the tentative map shall be designated as a remainder parcel on
the final map.

24. Prior to approval of the final map by staff the Applicant shall apply for annexation into benefit
assessment district BAD 2001-2.

25. Prior to approval of the final map by staff the Applicant shall apply for re-apportionment of
community facilities district CFD 2001-1 for the inclusion of the project into the district.
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26.

The sale of the excess right of way along Lake Mary Road, from the Town to the Applicant,
vacated in accordance with Street Vacation 2005-01, shall be completed prior to approval of
the final map by staff and prior to the issuance of a grading permit for the project.

27 All storm drain facilities within the development shall be private facilities and shall be

28.

29,

30.

31

32,

33.

34,

35

36.

maintained by the Homeowner’s Association to be created for the development.

An encroachment agreement shall be executed by the Applicant and recorded for any private
improvement constructed within a public or Town easement or within the public right of way.

Relinquishment of Abutter’s Right of Vehicular Access shall be indicated on the Final Map
along Canyon Blvd. and Lake Mary Road except in the locations where driveways are shown
on the tentative map, one on Canyon Blvd and one on Lake Mary Road.

An irrevocable offer of dedication for right of way shall be offered on the final map for the
right of way required for Canyon Blvd. The irrevocable offer of dedication shall be accepted
subject to improvement and acceptance by the Town. A statement to this affect shall be
written on the cover sheet of the final map.

Easements and rights of way of record held by the Town that are to be abandoned, relinquished
or vacated shall not be shown on the final map and a statement shall be placed on the cover
sheet of the final map indicating the deposition of the interest being abandoned in accordance
with Section 66499.20%: of the Subdivision Map Act.

An easement shall be granted to the Town and to the benefit of the public for those portions of
the public sidewalk along Canyon Blvd. that traverse onto private property. An easement shall
be granted to the Town for landscaping and the maintenance of the area between the Canyon
Blvd. right of way and the public sidewalk along Canyon Blvd.

All proposed easements as shown on the tentative map shall be granted on the final map, or
recorded by separate document prior to or concurrent with recordation of the final map.
Fasements to be recorded by separate document shall be submitted to the Town for review
and approval. The fully executed documents shall be submitted to the Town Engineer prior
to approval of the final map. Easements shown on the tentative map to be granted or
dedicated shall indicate the beneficiary of the easement(s).

All documents that are required to record prior to or concurrent with the recordation of the
final map shall be reviewed and approved by the Town and shall be fully executed,
notarized and ready for recordation prior to approval of the final map by town staff. The
originals of the executed documents shall be delivered to the Town Engineer together with
the final map prior to approval of the final map.

Monumentation of the subdivision shall be installed in accordance with the Subdivision
Ordinance of the Town, Ordinance 84-10. A street centerline monument well and
monument shall be installed at the intersection of Canyon Blvd. and Lake Mary Road, on
the centerline of Lake Mary Road at the prolongation of the project’s westerly property
line, on the centerline of Canyon Blvd. approximately 240 feet north of the intersection
with Lake Mary Road, or on appropriate offsets, to the satisfaction of the Town Surveyor.

A homeowner’s association shall be created and CC&R’s recorded that contain provisions
for the maintenance and snow removal of the common area driveways and parking areas,
and maintenance of the private drainage and detention facilities by the homeowner’s
association. CC&R's for this project shail be submitted to the Community Development

Department for review and approval to ensure consistency with the conditions of approval, the

c staffrepans!ttm”ﬁ'é-ﬂ5&'upaGS-G?mammoﬂxhi?isidereso



37.

38.

39.

40.

41.

42.

43,

approved tentative map, the final map and Town policies and standards. The fully executed
originals of the CC&R’s shall be submitted to the Community Development Department
prior to final map approval by staff. The CC&R’s shall be recorded concurrent with the
final map. The CC&R’s shall be a covenant that shall run with the land and shall be
enforceable throughout the life of the use permit.

For condominium projects the following statement shall appear on the signature sheet of
the final parcel map: “THIS SUBDIVISION IS A CONDOMINIUM PROJECT AS
DEFINED IN SECTION 1350 OF THE CIVIL CODE OF THE STATE OF
CALIFORNIA, CONTAINING A MAXIMUM OF 193 RESIDENTIAL UNITS AND IS
FILED PURSUANT TO THE SUBDIVISION MAP ACT".

THE. FOLLOWING CONDITIONS SHALL BE COMPLETED PRIOR TO
ISSUANCE OF A ENCROACHMENT, GRADING OR IMPROVEMENT PERMIT:

Construction of water and sewer improvements shall require water and sewer permits from
the Mammoth Community Water District. Grading plans shall be submitted to the Town
for review and approval and a grading permit in accordance with the municipal code shall
be obtained from the Town and all mitigating measures to prevent erosion and to protect
existing trees shall be constructed prior to work commencing for any and all water and
sewer improvements.

An application for a grading permit shall be submitted to the Engineering Services Division of
the Public Works Department in accordance Chapter 12.08 of the municipal code. No change
to the existing conditions of the site, including site grading, drainage interruption, land
clearing, etc. shall be commenced until an engineered grading and drainage plan has been
approved by the Town Engineer and an engineered grading permit has been issued.

An encroachment permit or a letter of exemption shall be obtained from the Engineering
Services Division of the Town prior to construction within public right of way in
accordance Chapter 12.04 of the municipal code.

No work within Town right of way shall be commenced until a Traffic Control Plan has

been prepared by the Applicant and approved by the Engineering Services Division of the
Town.

Final improvement plans and profiles shall indicate the location of any existing utility facility
that would affect construction. All existing utilities shall be shown on the improvement plans
and relocated as necessary without cost to the Town. Overhead utilities shall be converted to
underground.

Prior to approval of the improvement plans, the Applicant shall contract with a Soils Testing
Engineer. Any proposed grading within the street right-of-way shall be done under the
direction of the Soils Testing Engineer. Compaction tests of embankment construction, trench
backfill, and all sub-grades shall be performed at no cost to the Town. Prior to placement of
any base materials, and/or paving, a written report shall be submitted by the Soils Testing
Engineer to the Town Engineer for review and approval. A geotechnical report is required
that confirms that the proposed drywell locations will not be subject to groundwater
entering the drywell or cause leaching through an adjacent slope face. Slope stability tests
are required for all cuts or fills greater than 2:1 (H:V). An “as-graded” soils report shall be
provided to the Town upon completion of the grading.
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44. Monument signs shall be approved by the Planning Division of the Community Development
A Department. All private signs shall be located outside of the public right of way and outside

of the line of sight of vehicles within the right of way and any driveway for the project.

45. Street and public improvement plans shall be prepared by a Registered Civil Engineer and
submitted to the Town for review and approval. All public sidewalks shall be constructed to a
minimum width of 8 feet clear of obstructions. Grade and alignment of the public sidewalks
shall be consistent with all local, State and federal requirements and regulations. All new
striping and replaced striping shall be in-laid thermal-plastic and shall meet Caltrans
standards. Pavement re-surfacing for trench restoration and pavement widening shall extend
1o the nearest lane line. All improvements shall be consistent with Town standards. The
Applicant may apply for Development Fee Impact credits for public improvements as may be
applicable. The following improvements shall be constructed by the Applicant and shall be
completed to the satisfaction of the Public Works Director prior to the first certificate of
occupancy for the project:

a. The Applicant shall have an updated traffic impact analysis prepared that shall include
the trip generation for the “Mammoth College and Cultural Center”, including the
County public library and dormitory rooms. The updated analysis shall include the
projects along Hillside Drive and Lakeview Blvd,, including the proposed parking
structure at Hillside Drive and Canyon Blvd. The analysis shall be reviewed and
approved by the Town and its traffic consultant. The Applicant shall be responsible to
implement the traffic mitigation measures as may be prescribed by the analysis.

b. Canyon Blvd. shall be widened by a minimum of 11 feet to accommodate a left turn
pocket for the left turning movements to and from the project. The length and the
width of the pocket and transitions shall be determined by a traffic study prepared by
qualified traffic engineer and shall be reviewed and approved by the Town. Through
tanes shall be 12 feet wide and bike lanes shall be on each side of the street with a
minimum width of § feet.

¢. A public sidewalk shall be constructed along Canyon Blvd. along the property
frontage. The sidewalk shall be heat traced consistent with Town standards and shall
include facilities for, but not limited to, heat source, metering and controls. The
sidewalk may meander and easements shall be granted to the Town for the benefit of
the public for those portions of the sidewalk that cross onto private property. At the
driveway on Canyon Blvd. and at the intersection of Canyon Blvd. with Lake Mary
Road the sidewalk shall be within the public right of way.

d. Curb, gutter and sidewalk shall be constructed along Lake Mary Road along the
property frontage from Canyon Blvd. to the west side of the proposed driveway on
Lake Mary Road. Additional pavement shall be constructed to provide for 12-foot
wide through lanes, a minimum width of 11 feet for the eastbound left-turn lane, and
five-foot wide shoulders. The signal at Canyon Blvd. shall be modified to include a
protected eastbound left-turn phase. The existing signal poles and mast arms shall be
re-located, modified or replaced as necessary to meet carrent applicable standards. An
improved roadside swale shall be constructed from the west side of the driveway to the
western property line, an inlet constructed and a storm drain line shall be extended
westerly along Lake Mary Road to beyond the proposed driveway to intercept
roadside drainage. The existing ovethead utility lines along the north side of Lake
Mary Road along the property frontage shall be converted to underground. The
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46.

47.
48.

49,

50.

51

conversion shall extend from the existing utility pole at the northeast corner of Lake
Mary Road and Canyon Blvd. to the first utility pole west of the property’s western
property line.

e. Streetlights shall be constructed along Lake Mary Road and Canyon Blvd. and the
public sidewalk along Canyon Blvd. Spacing shall be determined by a luminaire plan
to be approved by the Town. At a minimum at least one streetlight shall be placed
within 10 feet of all driveways.

f The Applicant shall have a “Line of Sight” study prepared that demonstrates adequate
sight distance can be achieved to the north of the Canyon Blvd. driveway assuming
that a bus is parked adjacent to the Canyon Blvd, and vertical curve sight distance
along Canyon Blvd. for vehicles entering and exiting the site from the Canyon Blvd.
driveway, in accordarice with the mitigation measures as listed in the “80/50 Hillside
Traffic Impact Analysis Second Peer Review” prepared by LSC Transportation
Consultants, Inc. dated December 5, 2005. If mitigation is required then the
mitigation may include, but is not limited to, the redesign and re-construction of the
transit center bus parking.

g. Lakeview Road shall be re-striped to include one northbound lane, a southbound right
turn lane and a southbound left turn lane and bicycle lanes. The striping shall be in-
laid thermal-plastic.  Additional pavement shall be constructed as necessary.
Hydronic heating and a heat source shall be installed in the northbound and
southbound lanes to the satisfaction of the Public Works Director.

The Applicant shall construct a pedestrian bridge, accessible to the public, across Canyon
Blvd. from the project to the existing gondola building on the east side of Canyon Blvd.
Surety shall be posted with the Public Works Department for the faithful performance of this
requirement prior to the first certificate of occupancy for the project. The bridge shall be
completed to the satisfaction of the Building Official of the Community Development
Department within 8 months of issuance of the first certificate of occupancy for the project.
The bridge shall be designed such that snow shall not shed from the bridge into the public
right of way or sidewalk. An easement shall be granted to the Town to the benefit of the
public for access to and across the bridge. The applicant shall enter into an agreement with the
‘Town for the maintenance of the bridge.

All driveways shall be constructed in accordance with the driveway standards of the Town.

In addition to the drainage, traffic related, or other requirements stated herein, other "on-
site" or "off-site”" improvements may be required which cannot be determined from
tentative plans at this time and would have to be reviewed after more complete
improvement plans and profiles have been submitted to the Town Engineer.

A grading permit for the project shall not be issued prior to approval of the landscaping and
irrigation plans.

The Applicant shall submit a Notice of Intent and comply with the requirements of the
General Construction Activity Storm Water Permit from the State Water Resources Control
Board, in accordance with Board requirements.

The project shall comply with the Guidelines for Frosion Control in the Mammoth Area.
Prior to issuance of a grading permit, the applicant shall obtain written clearance from the
California Regional Water Quality Control Board, Lahontan District, and provide a copy to
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52.

53,

54,
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the Public Works Department, Engineering Services Division, or provide evidence that the
Board’s Executive Officer has issued a written waiver:

Lahontan Region,

3737 Main Street, Ste. 500,

Victorville, CA 92501-3339, (909) 782-4130.

A final hydrology and hydraulics study is required and shall be submitted with the grading
and improvement plans for the project. The study shall be prepared in accordance with the
grading chapter of the municipal code and the adopted Storm Drain Master Plan of the
Town and shall be prepared by a registered civil engineer. The study shall include runoff
from the entire site and shall also include runoff that enters the property from all upstream
sources, and shall include all storm drains, drywells and surface flows. The study shall
indicate the method of conveying surface and underground runoff and shall address
drainage conveyances downstream to the extent they exit to an existing facility ot natural
drainage course. All existing drainage facilities on-site and tributary to the site shali be
identified and shown on the grading plans. The hydraulic calculations shall include all pipe
flows, velocities and head loss calculations sufficient to shew the adequacy of all
convevance systems. Q100 and V100 and the hydraulic grade line for all public storm
drains and all facilities with an equivalent diameter of 18 inches or greater shall be shown
on the approved grading and improvement plans. The drainage study for the project and the
final design of the storm drain system shall be approved prior to approval by staff of the
grading and improvement plans and the final map. Drywells and storm water pollution
prevention facilities are to be designed to accept the “first flush” levels of runoff. The
capacity of these facilities shall not be assumed to reduce storm water flows of other drainage
facilities that may be required for the project.

Frosion control plans shall be included with the grading and improvement plans. Pollution
from urban run-off water generated by the project shall be mitigated using best management
practices (BMP’s) per the requirements of the California Regional Water Quality Control
Board, Lahontan District, and as indicated in the "New Development and Redevelopment
Guidelines". All BMP’s shall be shown on the erosion control plans. If the Town inspector
determines that the BMP’s in place are not adequate, then additional BMP’s shall be installed
at the discretion of the Town inspector or a revised erosion control plan shall be prepared for
approval by the Engineering Service Division. Gravel bags shall be used in lieu of sand bags.
All permanent erosion control measures shall be irrigated for at least one season.

A Construction Staging and Management Plan shall be submitted to, and approved by the
Town Engineer prior to Grading Permit issuance. Said plan shall include provisions related
to the parking of construction worker vehicles, construction equipment, construction
materials, loading and un-loading of construction materials and equipment; snow storage
and removal, tree protection, and specific limitations restricting access into non-developed
portions of the site and the storage of materials within these areas. The staging plan and the
final access roadway improvements shall all be approved by the Mammoth Lakes Fire
Protection District prior to Grading Permit issuance. An approved copy of the plan shall be
maintained on-site at all times and available to all contractors, subcontractors, their
employees and the Town. The existing Construction Management Plan for the “8050
Project” currently under construction shall be revised to the satisfaction of the Public
Works Director to accommodate the loss of the subject property as parking, construction
staging and management.
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57.

58.

59.

60.

61.

62.

63.

64.

65.

A grading permit shall not be issued for the project that would result in the loss of any
required temporary parking necessary for the Fireside condominium residents and guests,
unless adequate replaced parking is provided as mitigation.

Storage of construction materials and equipment off-site shall not be permitted without a
permit issued by the community development department of the Town.

Existing Town streets that require construction or reconstruction, shall remain open for traffic
at all times, with adequate detours and traffic control, during actual construction. Surety shall
be posted to cover the cost of grading and paving prior to approval by staff of the map.

The grading plan shall indicate all snow storage areas and drainage facilities. All
easements shall be shown on the grading plan.

All export shall be taken to, and all import shall be taken from a permitted site, which shall
be identified at grading permit issuance. The applicant shall prepare a haul route, subiect to
the approval of the Town Engineer prior to the import or export of material for the site.

A tree removal plan shall be approved prior to any land disturbance and the issuance of a
grading or building permit. A pre-construction meeting shall be held on-site prior to any land
disturbance. The Applicant shall obtain the necessary Timber Harvest Permit prior to any tree
removal. The grading plan shall include tree protection measures to address how
construction can occur without disturbing the drip-line of retained trees. The drip-line areas
shall be “fenced” off with barriers to prevent disturbance during site grading. Additionally,
finish grading shall not disturb existing understory vegetation or retained trees. Grading

operations shall not commence until all erosion control measures and tree protection
measures are in place as shown on the approved plans, and as required by the Town.

THE FOLLOWING CONDITIONS SHALL BE COMPLETED PRIOR TO
ISSUANCE OF BUILDING PERMITS:

Recordation of the final map. The Applicant shall provide evidence to the Town that the map
has recorded prior to issuance of the first building permit for the project. Evidence shall
consist of the recording information of the final map.

Prior to issuance of a building permit a shoring plan shall be prepared and submitted for
review that demonstrates how the cuts along and adjacent to the property lines and along
Canyon Blvd. can be made without encroachment onto the adjacent property and in
conformance with OSHA requirements. The shoring plan shall include shoring as
necessary to retain existing trees to remain.

For al} retaining and screening walls, the Applicant shall submit plans to and obtain a building
permit from the Building Division. :

PRIOR TO THE ISSUANCE OF THE FIRST TEMPORARY, CONDITIONAL OR
FINAL CERTIFICATE OF OCCUPANCY THE FOLLOWING CONDITIONS
SHALL BE COMPLETED:

Street address numbers shall be placed on all new structures in such a manner as to be plainly
visible and legible from the street. The Applicant shall submit a request for street numbess to
the Town.

The final condominium plans for the project shall be submitted to the Town for review for
conformance with the approved development plan, tentative map, use permit and CC&R’s.
The condominium pians shall conform to the conditions of approval with respect to
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66.

67.

ownership of required appurtenant use areas. Issuance of the first certificate of occupancy
and recordation of the condominium plans shall not be recorded prior to Town approval of
the condominium plans.

All required grading, public and private street and drainage improvements shall be completed,
all “punchlist” items completed to the satisfaction of the Public Works Director, the as-built
plans submitted, reviewed and approved and the required warranty sureties posted prior the
issuance of the first certificate of occupancy for the project. Deferral of any required grading,
improvements or landscaping may be permitted upon written approval and at the sole
discretion of the Public Works Director, and provided the public’s health, safety and welfare is
maintained.

The final map shall be recorded prior to the issuance of the first temporary, conditional or final
certificate of occupancy.

Mitigation Monitoring and Reporting Program

1.

2.

Aesthetics/Light and Glare Impacts: Mitigation measures 5.3-1a through 5.3-1f and 5.3~
1j and k, which mitigate impacts on visual character; mitigation measures 5.3-2a and b,
which mitigate impacts on scenic vistas and resources; and mitigation measures 5.3-3a
through 5.3-3d, which mitigate impacts on light and glare. Including: (1) Grading shall be
minimized to the extent feasible to accommodate the proposed project. Cut slopes and fill
slopes shall be contoured to help blend with the adjacent natural terrain; (2) All graded
areas shall be immediately re-vegetated to blend with existing native landscape. Native
plant materials shall be utilized throughout the project; (3) Removal of existing trees shall
be avoided where possible. Excessive covering of tree roots with fill material shall be
avoided; (4) Retaining walls shall be faced with rock material or constructed of other
decorative material to the satisfaction of the Community Development Director; (5) The
Landscape Plan shall be implemented with the project construction; and (6) All exterior
lighting will conform to the Town of Mammoth Lakes requirements for shielding, glare
reduction, down-direction, and lumen level output as required by the Town’s adopted
Lighting Ordinance. The specific fixtures selected will be reviewed through the Town’s
Design Review and discretionary approval process. Implementation of these mitigation
measures shall be assured by the Town’s Community Development Department and
Engineering staff. Building location will need to be revised to maintain a 20-foot setback
along non-NVSP boundaries.

Traffic and Circulation Impacts: based upon the traffic analysis used as the basis for the
Program EIR assessment of traffic/circulation impacts, the following mitigation measures
are required for the Mammoth Hillside project: 5.4.1a through c, 5.4-2¢, 5.4-2i, 542, 5.4-
3a, and 5.4-4 through 5.4-6. Pursuant to mitigation measure 5.4-3a, a site-specific share
parking analysis is required.

The mitigation measures recommended by the traffic analysis will be required for the
project. In addition, adequate site distance to the north shall be demonstrated, or additional
mitigation will be required. A total of 261 parking spaces will also be required, in addition
to fourteen check-in spaces. Parking space dimensions and layout shall be clarified and/or
revised.
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3. Air Quality _Impacts: The following mitigation measures recommended in the
Program EIR will be incorporated as part of the Mammoth Hillside project: Mitigation
measures 5.5-1a and 5.5-1b, which mitigate short-term air quality impacts; and mitigation
measure 5.5-2a through ¢, which mitigates long-term PM | air quality impacts. The primary
air quality concerns are short-term fugitive dust emissions resulting from construction-
related ground disturbance. To reduce this potentially significant impact, air quality
mitigation measures consisting of a comprehensive erosion and sediment control plan will
be required as mitigation. For this project, the Town shall require and monitor dust control
measures during site grading operations including watering to control fugitive dust
emissions. The submittal of plans to control airborne dust, erosion, and sediment transport
shall be required as part of the grading permit application to the Town. In addition,
disturbed areas will be re-vegetated to provide permanent soil stabilization. An air quality
permit is required from the Great Basin Unified Air Pollution Control District
(GBUAPCD). Increased particulate matter (PM 10) from wood burning appliances and
road dust exceeds the State of California thresholds and is considered significant and
unavoidable. Only EPA Phase II wood-burning or gas heating appliances will not be
permitted. Road dust will be controlled by street sweeper maintenance. The project must
conform to the requirements of the Air Quality Management Plan and the Particulate
Emissions Regulations of the Town Municipal Code. The applicant shall enter info a
Transit Agreement with the Town for the payment of $121 per year per unit (as adjusted
cach fiscal year beginning July 1, 2005 by the annual percentage increase in the Los
Angeles/Riverside Consumer Index) to the Town for its Transit Programs.

4. Noise Impacts: In connection with development of the Mammoth Hillside project, the
following mitigation measures recommended in the Program FIR shail be incorporated:
Mitigation measures 5.6-1a through 5.6-1c, which mitigate short-term construction noise
impacts; mitigation measures 5.6-2a, which mitigates long-term noise impacts; and
mitigation measures 5.6-3a through 5.6-3d, which mitigate stationary noise impacts.
Consistent with Municipal Code standards, construction hours are limited to between 7
am. and 8 p.m. Mondays through Saturdays and is prohibited on Sundays and holidays.
Adherence to the Town noise standards will reduce adverse noise impacts to a level below
significance. A site-specific noise analysis is required pursuant to Mitigation Measure 5.6-
1a to address the impacts of stationary noise sources associated with operation of the
project.

5. Geology/Soils Impacts: In connection with the Mammoth Hillside project, the following
mitigation measures recommended in the Program EIR will be incorporated: Mitigation
measure 5.7-1, which mitigates impacts on topography; Mitigation Measures 5.7-2a
through 5.7-2¢, which mitigate impacts on slopes and stability; Mitigation measure 5.7-3,
which mitigates soils impacts; mitigation measure 5.7-4 and 5.7-5, which mitigate impacts
relating to erosion hazards; mitigation measure 5.7-6, which mitigates impacts relating to
seismic hazards; and mitigation measure 5.7-7, which mitigates impacts relating to volcanic
hazards. As explained in the Program FIR, individual projects will be subject to review and
approval by the Town Engineer on a project-by-project basis and conditions may be
imposed as a result of site-specific studies in compliance with applicable Town, state and
federal codes. Topsoil removed during construction activities will be stockpiled on site and
compacted for re-use as fill material beneath the proposed hospital structure. Erosion and
sediment control best management practices will be employed. A grading permit
application will be required from the Town; a Storm Water Pollution Prevention Plan
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(SWPPP) will be provided as part of that application to describe temporary and permanent
best management practices to limit erosion and prevent sediment transport. The applicant
shall apply for coverage under the Statewide NPDES Construction Permit through the
Lahontan Regional Water Quality Control Board (RWQCB). Following the completion of
construction, permanent soil stabilization measures (including landscaping) will be used to
minimize erosion. The project shall comply with building code requirements for Seismic
Zone 4 and all recommendations contained within the Soils Engineering Report (Sierra
Geotechnical Services, Inc.; January 19, 2001) shall be followed during site preparation
work and structural foundation design and construction work. Implementation of these
mitigation measures shall be assured by the Town’s Community Development Department
and Engineering staff. A preliminary geotechnical report has been prepared based on
conceptual plans. The report indicated that the project engineering is feasible. However,
final grading and foundation plans should be reviewed to determine whether the
conclusions of the report warrant reconsideration.

. Hydrology/Drainage/Water Quality Impacts: The impacts of the Mammoth Hillside
project were covered in the Program EIR and the Mammoth Hillside project does not
increase the impacts beyond those anticipated. In connection with development of the
Mammoth Hillside project, the following mitigation measures recommended in the
Program EIR will be incorporated: mitigation measures 5.8-1a through 5.8-lc, which
mitigate impacts relating to drainage and runoff; and mitigation measures 5.8-2a through d
and 5.8-3, which mitigate impacts relating to surface water quality. Best management
practices will be required to limit erosion and sediment transport during and after
construction. A grading permit application will be required from the Town; a Report of
Waste Discharge will be provided as part of that application to describe temporary and
permanent best management practices to limit erosion and prevent sediment transport.
Consistent with RWQCB standards, the project shall conform to all requirements for
controlling erosion onsite through BMPs that may include NPDES and SWPPP permitting.
Implementation of these mitigation measures shall be assured by the Town’s Community
Development Department and Engineering staff. A preliminary drainage study has been
prepared (CFA, Inc,, November 2005). The report was prepared assuming a 60 percent
coverage of impervious surfaces, while project plans indicate a 68 percent coverage. Either
the report needs to be revised, or project plans need be revised to be consistent. The report
indicates that drainage system will utilize drop inlets, swales, and grading to direct flows
from the proposed structures. Erosion control and storm water treatment measures will be
placed in areas of possible erosion.

. Biological Resources Impacts: The following mitigation measures identified in the
Program EIR will be incorporated in the Mammoth Hillside project: Mitigation
measures 5.9-2a through 5.9-2d and 5.9-2 f through k, which mitigate impacts relating to
sensitive natural communities. The Mammoth Hillside project is located adjacent to
developed lands. The site is also developed with existing facilities and structures. However,
in order to limit the impacts to biological resources, several measures are to be incorporated
into this project. As part of the grading permit application and inspection process, the Town
will ensure the following: (1) The establishment of limits of site disturbance and planned
site access routes; (2) tree protection; (3) erosion and sediment control measures; and (4)
restrictions on the movement of heavy equipment. These protective measures will be
clearly marked on site plans for the contractor and developer and will be assured during site
construction by the Town’s Building and Engineering inspection staff.
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8.

10.

i1

Public Services and Utilities Impacts: The Program EIR concludes that impacts are

mitigated to a less than significant level with incorporation of specific mitigation measures.
The impacts of the Mammoth Hillside project were covered in the Program EIR and the
Mammoth Hillside project does not increase impacts beyond those anticipated. The
Specific Plan requires developers to provide five acres of land per 1000 population
increase. Payment of applicable Development Impact Fees (DIFs) will satisfy this
requirement. In connection with development of the Mammoth Hillside project,
Development Impact Fees will be paid in accordance with the Town's current DIF
Mitigation Program in order to mitigate impacts on public facilities and services covered by
the DIF program. In addition, the following mitigation measures recommended in the
Program EIR will be incorporated: Mitigation measures Section 5.10-1a through 5.10-1¢
and 5.10-2, which mitigate impacts relating to fire protection and police protection;
mitigation measure 5.10-3, which mitigates impacts to schools; mitigation measures 5.10-
4a and b, which mitigate impacts on snow removal and roadway maintenance; mitigation
measure 5.10-5, which mitigates impacts on libraries; mitigation measure 5.10-6, which
mitigates impacts on recreation; mitigation measures 5.10-7 and 5.10-8, which mitigate
impacts to wastewater (sewer) and water, including payment of fees to Mono County
Water District; and mitigation measure 5.10-9, which mitigates impacts relating to solid
waste. All solid waste will be lawfully hauled to the Benton Crossing Landfill (or another
site as may be approved by Mono County). To mitigate solid waste disposal impacts and to
extend the life of the landfill, all demolition materials generated by the project will be
recycled to the extent feasible. The developed project shall initiate a recycling program for
its owners and guests to divert recyclable materials to the extent feasible. These mitigation
measures shall be assured by the Community Development Department to divert recyclable
materials from the County landfill and to reduce adverse utility and service system impacts
to a level below significant.

Cultural Resources Impacts: In connection with development of the Mammoth Hillside
project, the following mitigation measure recommended in the Program EIR will be
incorporated: Mitigation measure 3.11-le, which mitigates impacts relating to
archaeological/historical resources and mitigation measure 5.11-2 which mitigates impacts
on burial sites. Two mitigation measures are included for this project in the event that
unanticipated cultural resources are discovered during construction; specifically: (1) Should
evidence of potentially significant cultural resources be discovered during construction of
the project, a mitigation plan shall be developed and completed prior to further construction
or earth disturbance, and (2) The Professional Guide for the Preservation of Native
American Remains and Associated Grave Goods shall be utilized to protect Native
American burial sites should they be discovered. Implementation of these mitigation
measures shall be assured by the Town’s Community Development Department and
Engineering staff.

Land Use and Planning Impacts: The Mammoth Hillside project does not conform to
setback requirements. Either project plans require modification to address these issues, or
finding for a variance shall be made.

Population/Housing Impacts: The workforce housing plan and densities will be
conditioned to be in conformance with Town and state regulations.
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Helios Homeowner's Association /U1 JN 11206
91 Lakeview Blvd } |
Mammoth Lakes, CA. 93546 TOWN OF MARIOTH

| COMMUNITY DEVELOPMENT DEPARYIY .

;”E CEIVE]
|

To: Mammoth Lakes Planning Commission
Craig Olson, Senior Planner

Re: Mammoth Hillside, LLC Use Permit Application 2005-09
Phase 1 Construction

Date: January 11, 2008

Dear Planning Commission and Councilmembers,

White we understand the North Village Specific Plan and the construction
associated with it we wish to voice our disapproval and opposition to the
proposed use of Lakeview Blvd as a the primary staging area and
ingress/egress for construction equipment and other vehicles for Phase 1 of this
proposed development.

Construction of the proposed development is disruptive and very much &
challenge and inconvenience for the families, children, friends and visitors of the
Helios North/South Complexes. Permitting Lakeview Bivd to be used as a
construction staging area increases our concerns with issues such as safely,
noise, dirt, dust, traffic and parking problems.

For the past six months, we have experienced first-hand dealing with the Westin
construction project. We know the impact of what a large development will do
when construction vehicles, workers and cranes are allowed to use Hiliside and
Lakeview Blvd for construction access. We feel the Mammoth Hillside Project
has more than enough land to hold their trailers and access their site off Canyon
and Lake Mary Road without disrupting the hundreds of owners along Lakeview
and Hiliside between Canyon and Lake Mary.

We urge the members of the Mammoth Lakes Planning Commission and
honorable City Councilmembers to seriously consider our opposition to the
proposed use of this property along Lakeview Bivd and that an alternative site
be considered as the primary access/construction staging area for Phase 1 of
this development.

Respectfully,

Robert Bojorquez
President - Helios Homeowners Association
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Nancy Thompson

Helios Homeowner/Member Contact
Paulboards@aol.com
818-790-590S
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Recording Reguested by and
When Recorded Mail To:

Town of Mammoth Lakes
Community Development Departiment
P.O. Box 1609

Mammoth Lakes, CA 93546

Space Above for Recorder’s Use

RESOLUTION NO. PC 2606- __

A RESOLUTION OF THE

MAMMOTH LAKES PLANNING COMMISSION

APPROVING TENTATIVE TRACT MAP 36-235

AND USE PERMIT 2005-09 TO ALLOW THE SUBBIVISION
OF A 7.01-ACRE PARCEL
TO CONSTRUCT A 193-CONDOMINIUM HOTEL ON 4.6-ACRES
AS THE PHASE 1 PORTION OF THE
MAMMOTH HILLSIDE PROJECT FOR PROPERTY LOCATED ON
THE WEST SIDE OF CANYON BOULEVARD,
NORTH OF LAKE MARY ROAD

{APNs: 33-020-19, -11, -21, -33 and 31-110-27)

WHEREAS, a request for consideration of Tentative Tract Map 36-235 and Use
Permit 2005-09 to subdivide an approximately 7.01-acre parcel into a 4.6-acre Phase | site
for the construction of a 193-Unit Condominium Hotel {Mammoth Hillside} having 325
bedrooms of market rate condominium units, Lock-off Units totaling 225 “keys,” and 24-
on-site workforce housing units. The development includes three levels of understructure
parking accessed from Canyon Boulevard with full-time valet parking services, a service
loading dock, spa/fitness avea of 9,038 square feet, meeting facilities of 6,300 square feet,
restaurant of 5,070 square feel, guest services area of 2,700 square feet, pool and patio area,
and associated landscape and street frontage improvements was submitted by Sean Combs
of Mammoth Hillside, LLC; and

WHEREAS, the Planning Commission conducted a noticed public hearing on the
application requests on January 12, 2006, at which time ail those desiring to be heard were
heard; and
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WHEREAS, the Planning Commission considered, without limitation:
1. The Agenda Report to the Planning Commission with exhibits;

2. The State Map Act, General Plan, Municipal Code, North Village Specific
Plan and Program EIR, Subdivision Ordinance, and associated Land Use
Maps;

The environmental documentation prepared for the project;
Oral evidence submitted at the hearing;

/ritten evidence submitted at the hearing;

oo

Project plans consisting of the Tentative Tract Map and thirty-five sheets of
the project plans consisting of Site Plans, Floor Plans, Building Elevation
Drawings and Perspectives, Building Section Drawings, Preliminary
Landscape Plans, Lighting Plans, Preliminary Grading Plan, Preliminary
Utility Plan, and Tree Analysis all dated received by the Town of Mammoth
Lakes on November 21 and December 2, 20035; and

WHEREAS, the Planning Commission made the following findings pursuant to
Ordinance 84-10 of the Town of Mammoth lLakes, related to Subdivisions and Land
Divisions, Sectlon 66474 (Subdivisions) of the California Government Code, and
Municipal Code Section 17.60.070 ({Jse Permits):

{SEE ATTACHMENT “A”)

NOW, THEREFORE, BE ¥T RESOLVED that the Planning Commission of the
Town of Mammoth Lakes hereby approves Tentative Tract Map 36-235 and Use Permit
2005-09 subject to the following conditions:

(SEE ATTACHMENT “B™)

BE IT FURTHER RESOLVED that the Planning Commission, in its independent
judgment, has reviewed the environmental documentation for the project and finds that the
Environmental Documentation was prepared in accordance with Section 15168 of the
CEQA Guidelines and that the project is located within an area covered by the North
Village Specific Plan. The Town Council reviewed and certified, pursuant to the California
Environmental Quality Act (CEQA) Guidelines, the Subsequent Program Environmental
Impact Report (EIR) for the North Village Specific Plan Amendment, identified as State
Clearinghouse No. 99-092082. The Certified EIR analysis covers the project area and the
mitigation measures established by the EIR will be incorporated into conditions of project
approval to reduce any adverse environmental impacts to a level below significance.
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PASSED AND ADOPTED this 12" day of January 2006, by the following vote, to
wit:

AYES:

NAYS:
ABSENT:
ABSTAIN:
DISQUALIFIED:

Neil MeCarroll, Charr of the
Mammoth Lakes Planning
Commission

ATTEST:

Mark Wardlaw
Community Development Director

NOTE: This action is subject to Chapter 17.68 of the Municipal Code, which specifies
time limits for legal challenges.

I, Sean Combs of Mammoth Hillside, LLC, am the applicant for this project request and |
do hereby attest that I have read, and agree fo, the conditions stipulated within this
Resolution of Approval.

Sean Combs Date
{Notary Required)
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ATTACHMENT “A”
Reselution No. PC 2006-___

Findings for Tenfative Tract Map Approval
{State Map Act Section 66474)

- The proposed map is consistent with applicable General Plan standards as specified in
Section 66451 of the Subdivision Map Act since the Planning Commission finds, based
upon the evidence presented in the staff report dated January 12, 2006, that the project
conforms to the density standards of the General Plan and the maximum density yield for
the Resort General (RG) and Specialty Lodging (SL) Designations established by the North
Village Specific Plan. The Commission further finds that the proposed condominivm
development complies with Zoning Code development standards that implement the goals
and policies of the General Plan and all utilities and access roadways can be improved
and/or extended to service the project area.

. The design and improvements of the subdivision are consistent with General Plan standards
since the Planning Commission finds that the project, as conditioned, complies with the
development standards of the RG and SL Designations and the project’s approval is
conditioned to require compliance with all other applicable Town Ordinances and
applicable agency requirements in effect at the time the subdivision request was submitted
for review.

. The site is physically suitable for the type of development since the Planning Commission
finds that the proposed structure, as conditioned, is situated on the site to accommodate the
grading needed fo construct the under structure parking, the building pad, the access
driveways, and the extension of utilities while preserving as much of the surrounding site
as possible to provide for adequate setbacks and landscaped buffer areas. The project will
not adversely impact significant natural landforms since no significant landforms were
identified on the property. No evidence has been presented during the planning review
process to indicate that the proposed improvements are not physically suitable to the site.

. The site is physically suitable for the proposed density of development since the Planning
Commission finds that the project conforms to the density standards of the General Plan
and the density yield for the number of rooms permitied for similar development
established for the RG and SL Designations pursuant to the North Village Specific Plan
and the project, as conditioned, meets all development requirements of the Town of
Mamimoth Lakes Municipal Code, North Village Specific Plan, and the North Village
Specific Plan EIR as described in the staff report dated January 12, 2006,

. The design of the subdivision or the proposed improvements are not likely to cause
substantial environmental damage nor substantially injure fish or wildlife or their habitat
since the Planning Commission finds that the mitigation measures imposed on the project
have been determined to be adequate to reduce impacts to a less than significant level as
described in the Subsequent Program Environmental Impact Report for the North Village
1999 Specific Plan Amendment (EIR). A Statement of Overriding Considerations has been
accepted for air quality impacts. The site has been identified by the EIR as not supporting
any threatened or endangered fish, wildlife or habitat. The Certified EIR analysis covers the
project area and the mitigation measures established by the EIR will be incorporated into
conditions of project approval to reduce any adverse environmental impacis to a level
below significance.
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6. The design of the subdivision or the types of improvements areé not likely to cause serious
public health problems gince the Planning Commission finds that the mitigation measures
adopted in the EIR document reduce heaith related impacis to 2 level below significant and
that all necessary public services and utilities can be extended to the site to assure health
and safety for those individuals occupying and using the improved site facilities.

7. That the design of the subdivision or the type of improvements will not conflict with
easements, acquired by the public at large, for access through or use of the property within
the proposed subdivision since the Planning Commission finds that all utilities, and their
easeinents, are indicated on the Tentative Tract Map and that the subdivision will not
adversely impact upon any existing public easements.

Findings for Use Permit Approval
{Municipal Code Section 17.60.070)

1. The proposed use is consistent with the General Plan since, as designed and conditioned,
the proposal conforms to all development standards established for the Resort General
(RG) and Specialty. Lodging (SL) Designations pursuant to the North Village Specific Plan
and achieves the General Plan goals and policies as they relate to development within these
Specific Plan zoning designations. L :

2. The propesed location of the use is in accord with the objectives and purpose of the zones
n ‘which it is Jocated since resort condominium hetels and appurtenant facilities are
permitted uses within the RG and SL Designations and the condominium form of
‘awuership is approved by this Use Permit.

3. The proposed site is adequate in size and shape and has adequate access for the proposed
use, as conditioned, since access to the understructure parking area will be improved and
will adequately access the site to Canyon Boulevard that is improved as a Public Roadway.
The site will be improved to accommodate year-round emergency vehicle access and to
accommodate adequate access and width for anticipated traffic to the developed site.

4. The proposed use will be operated in a way that will be compatible with surrounding uses
and will not be detrimental to the public health, safety, and welfare nor be materially
injurious to properties or improvements in the vicinity since mitigation measures have been
applied which have been developed to ensure compatibility as evaluated in the Program
EIR. The proposed development is designed to be compatible with its swrounding
topography and the architectural design will enhance the site and surrounding development.
All utilities are available, or can be extended, to adequately serve the proposed
development.

5. The proposed use complies with the applicable sections of the zoning regulations since all
development requiréments established by the RG and SL Designations of the North Village
Specific Plan and other applicable development standards of the Municipal Code can be
inet by the project as designed and/or conditioned.
6. Consistent with Chapter 17.36 of the Municipal Code related to Affordable Housing
Mitigation Regulations (AHMR), the applicant is providing affordable housing mitigation
for the Mammoth Hillside, project, The In-Lieu Housing Agreement associated with the . 1 Deleted: project assuming !

et AETLA Ll L s I s . 4 " an L.
8050 Project allows any remaining credits to be wansferred to the Hillside Project. A final i%ﬁﬁ;ﬁﬁ;ﬁﬁg ull Tie
calculation of 8050 housing credits used by the 8050 project shall be confirmed and based {Deteted: : :

Cstaffreporte/tam36-2358upals -0 0munmothhillvidereso



upon final and spproved building plans for the 8050 Project. A final Affordable Housing
Mitigation Plan for the Hillside project that is in substantial conformance with the approved

TTM 36-235ATPA05-09, including a calculation of housing credit transferred from the
8050 Project and the on-site housing provided through the Staie Density. Bonus will be
submitted and approved by the Community Development Director and Mammoth Lakes
Housing prior to issuance of a Building Permit. The final bousing plan will be based upon
final configuration of the Hillside project. and shall meet Town and stale reguirements ¢
achieve the 35% density bonus.,

Costaffreports/tm36-2 33&upat5-09mamemothiuilstdereso

Deleted: The number of TTEEs for the
project is based wpon a formada of 223
FTEE per sleeping avea, or 325 x 225 =
73.1. Less the in-beu credit of 20 FTEEs
the project requires 44.1 FTEEs for the
sleeping srea count, The 23, 108 squere
fot of services sssociated with the
project arg assessed at 0.42 FTEE per
1,009 square foel and resoltin (0 FTEEs
required for a total Phase | project count
of 54,1 FTEFs. To establish the amount
of units required, one FTEE equals 256
square feet of living ares, or 15,323
square feet. The square footage of the
living area is then divided by 500 square
feet to arrive at a stidio o gue bedroom
count of 27 for Phase £ To qualify for the
35% state density bonus, the project nust
provide 36 rooms of very-low income
housing on-site.




ATTACHMENT “B”
Resolution Ne. PC 2006~

Use Permit Conditions

1. This approval authorizes a 193-Unit Condominium Hotel (Mammoth Hillside) baving a
maximum of 352 total bedrooms including 36 bedrooms for very-low income qualified
renters and a maximum of market rate Lock-off Units totaling 225 “keys,” and
understructure parking accessed from Canyon Boulevard. The project proposes full-time
valet parking services. The development includes a service loading dock, spa/fitness area of
9,038 square feet, meeting facilities of 6,300 square feet, restaurant of 5,070 square feet,
guest services area of 2,700 square feet, pool and patio area, and associated landscape and
street frontage improvements on a 4.6-acre portion of the seven-acre site. The 2.4-acres
Phase 11 portion of the project shall be designated as a “Remainder Parcel” on the Final
Tract Map. Phase Il has a maximum density of 107 rooms pursuant to the NVSP Density
and the density adjustments as described in the staff report dated January 12, 2006.

2] The project parking must be redesigned to meet the following requirements: " e et smeeton st b providod
e N L . - " e Town priet to the isswance of
a) All interior dimensions including aisle widths, tarn radii, and ramp grades. | Cortonte of Gecupancy or Conditions]
. . . , . . B Certificate of Occupancy for the first unit
b) The project must provide additional parking fo accommodate all on-site housing . | within the projest. §
parking in addition to guest accommodation parking. { Formatted: Bullets and Numbering |
t ind H -1 Deloted: <#>Tandem parking is
¢)_Vertical clearance must be 2 minimum of 8 foet 6 inches and must take grade changs -~ o e stk housing parking
into account. ~. | oy, All other stalls muist be individually
accessibie ¥

d) The site plan must accommodate_3 or more vehicles for, check-in parking without

blocking ingress and egress, the final configaration of this check-in parking area shali - { : Bulles and Numbering _|

be provided to and approved by the Community Development Department. These may | Deleted: ot 14 whicles )
be parallel spaces in the vicinity of the porte-cochere. [ Deteted: er )

E,J_Line-of'sight from the driveway onto Canyon Boulevard shall be evaluated to assure
adequate sight distance to the north when transit buses are parked in the adjacent bays.
Given the vertical curve of Canyon Boulevard to the south additional review by a qualified
Traffic Engineer shall be required to determine if the southern sight distance is adequate. If
adequate line-of-sight is not achieved, the following mitigation measures may be imposed
by the Public Works division: a reduction of the posted speed along Canyon, redesign of
the transit bus parking area at no cost to the Town, and/or moving the driveway.

it_.LBuilding setbacks along non-NVSP property lines shall maintain a minimum of 20 feet for
buildings up to 35 feet in height plus one-foot for every two feet of building height above
35 feet.

§_1_The applicant shall provide a Tour Bus Parking Program to be reviewed and approved by
the Community Development Department. Tour bus access to the lobby area at the porte-
cochere and along the driveway shall be provided and approved by the Community
Development Department. '

_6_.LA revised Landscaping and Grading Plan for the southerly portion of the site fronting onto
Lake Mary shall be provided to assure a minimum setback of ten feet for the patio/spa area,
to demonstrate the preservation of as many existing native trees in this area as possible, and
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to show replacement planting with native trees. The revised Landscaping and Grading Plan
shall be reviewed and approved by the Community Development Department.

Z;L’E‘he project shall provide a revised landscaping plan defailing tree retention and

replacement along Canyon and Lake Mary and the relocated southerly building wing. The
project shall implement the improvements shown. on the revised Landscape Plan.
Consistent with the NVSP (item 16, page 47), all removed trees greater that 12 inches
diameter shall be replaced on a one-for-one basis either on-site or on an off-site location
approved by the Town. Trees recommended for removal based on health, overstock, etc by
a qualified professional are not required 1o be replaced. Selective use of smaller nafive trees
my_be permitted. Trees used for re-vegetation shail be native to the Mammoth Lakes
community. Consistent with the Timber Valuation Report (David Early, May 8, 2005), the
applicant shall provide the Town with the valuation of trees to be planted at a replacement
cost of $21,034.50 or more prior to installation of the landscape plantings. The mitigation
measures established by the Forest Condition Survey (Davis Early, May 2005) shall be
adhered to by the applicant {o the satisfaction of the Community Development Department.

S_.LFor the purpose of calculating Affordable Housing Mitigation, the Conditions, Covenants,

| the property. ,

and Restrictions (CC&Rs) for the project shall include the following language: “No more
than 316 market rate “Sleeping Areas” are permitted for the Mammoth Hillside project. All
other rooms are prohibited from having beds, sofa beds, or any other type of sleeping
furnfture, armoires, or closets. The operator shall have the ability to manage the Fixtures,
Furnishings, and Equipment (FF&Es) within each unit to assure that this condition is
implemented. The Town of Mammoth Lakes shall be allowed to enforce this provision and
shall not be denied reasonable access to the property to determine compliance with this
restriction.” Should the Town relax the provisions for calculating Affordable Housing
Mitigation so this condition is not needed, this condition and the CC&Rs may be amended,
modified, or this condition may be eliminated accordingly.

. The apphcant must provide ymits of workforce mitigation at the _affordability levels
specified in the Municipal Cede These units may be exempwd ﬁ‘em the density hxmt for

I

[ very-low income households, Thlgguahfi_; the project for the state depsity | bonus of 35%.
Housing required for state density bonus comptiance that exceeds the requirement of the’:;

Town for workforce housing mitigation is not exempted from density limits.

..i;A revised Colors and Materials Board shall be provided for the project that provides actual
samples of materials and colors to be used on the structure’s exterior. Consistent with 7.
( Deleted: Thirey-six bedrooms
[ Defeted: must be designatod £
(Oﬂetﬁd for the project fo

Advisory Design Panel (ADP) review, the gray/green exterior color shall be of a warmer
tone than reviewed by the Planning Commission and additional architectural treatments,
increases to widow sizes, heavy rim treatments, and roof line variations will need to be
provided for the structural elevations between the southerly and northerly buildings and the
elevation fronting onto the Monache project.

13, The applicant shall request annexation into, and reapportionment of, Community Facilities

District 2001-1 and participate in the comnyunity transit system, provide public access and

Csteffreports/tm36-2 338cupal S -0%masaroothhillsiderese

Deleted: The project propuses a future
pedestrian bridge over Canyon Boulevard
to commect the site to the Gondols
Building and the Village Plaza. Prior to
the first Certificato of Ccoupancy or
Condittonal Cortificate of Ocoupancy for
the Mamoeoth Hitlstde project, the
Canyon Boulevard Bridge shall apply for
and have received Design Review
approval. The bridge shail be constructed
within eight menths from the issaance of
tha Feat Certificate of Occupancy or

" | Conditionst Certificate of Gocupancy for
| e Mamnoth Hillside project

" [ Deteted: 27 aue-bedroom

be a minimmum of 13,525 square feet.

{Dei&ed Gross area for the wnits shall

| Deleted: v
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easements, contribute to emergency facilities and parks, and adhere to the Vested Rights of
the North Village Development Agreement.

‘gLThe project area shall be annexed into the Benefit Assessment District (BAD 2001-2) for
the purpose of maintaining, operating, repairing, removing snow, heat tracing, landscaping,
irrigation, street lighting, and other matters along the Canyon Boulevard and Lake Mary
Road frontages. To continue this effort uniformly the applicant will be required to “annex™
into the Disirict prior to Final Tract Map approval.

Lé.j'he project shall comply with the Town’s adopted Source Reduction and Recycling
requirements. Recycling and trash compaction facilities required by the North Village
Specific Plan and Program EIR shall be provided and shown on building permit plans.
Necessary solid waste permits shall be obtained from the Mono County Public Works
Department, A trash compactor system and recycling facilities shall be located adjacent to,
ot in coordination with, the solid waste storage facilities to be accommodated within the
loading dock structure. Approval of these solid waste facilities and their locations by
Mammoth Disposal is required prior to Building Permit issuance.

}_é;Consn'uation worker housing is reguired pursuant to the NVSP Housing Policy #3.
Contractors and sub-contractors that hire employees from outside Mono or Inyo Counties
(who will need to reside in Town for 90 days or longer) are prohibited from housing these
workers within the RMF-1 Zone. Prior to Building Permit issuance, the applicant shall
provide a Construction Worker Housing plan to the Town for review and approval.

LLBuiEd'mg Permits are required for all future structural, electrical, andior plumbing
nprovements within the subject property.

18._All ofher regulations of the Town of Mammoth Lakes shall apply, including, Dut not | oy onon st =% ., |

limited to, conformance with applicable zoning standards. All public improvements shall due n the Temtative Tract Map and Use
be consistent with the Village at Manamoth Specific Plan improvements. . { CUIIE PrOCCSsing feeonnl )
Defeted: §

ié._WaEkways and driveways shall be provided with heat-tracing to encourage snowmelt
during winter months, Heat-tracing shall alse be provided within the Canyon Boulevard
sidewalk from the transit pull-out area southerly to a point as approved by the Public
Works Director to compensate for building shadow within this area. Said heat-tracing
systems shall be convertible to geothermal when available to the area. The project shall be
designed for consideration of renewable and energy efficient practices in the planning and
construction of the project.

----{ Pormatted: Buiiets and Numbering |

g&j"he project will participate in the required North Village traffic and circulation mitigatich’
measures on a fair share basis.

gi._’i‘he applicant shall create an area of interest for pedestrians at the Canyon Boulevard
Bridge location and the intersection of Canyon Boulevard and Lake Mary Road by
providing landscaped seating areas with decorative street furnitare and/or other public art at
these locations.

ﬁ.,’[’he final development plans shall be routed to the Mammoth Lakes Fire Protection District
for review and approval prior to the issuance of Building Permits.

;:LAH retaining walls and exposed walls for the understructure-parking garage shall be treated
with rock veneer to match the structure, or be of a dry rock stack design.
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;g{._’fhe site shall be maintained in a neat, clean and orderly manner. All improvements shall be
mainiained in a condition of good repair and appearance. Outdoor storage of equipment
and other materials not normally associated with a residential resort project is prohibited
except for the storage of firewood. Non-operating vehicles, equipment and materials
inappropriate to the site and its use shall not be stored within outdoor areas on-site.

2% Municipal Code Section 17.16.195 allows for the reservation of land for parks and
recreation purposes as authorized by the state Quimby Act. The Parks and Recreation
Element Policies of the General Plan identifies that five acres of parkland is needed per
1,000 population within the community. Development Impact Fees (DiFs) will pay for four
acres per 1,000 population leaving a balance of one acre per 1,000 to be provided by the
developer. The 193 residential units multipiied by 4.0 persons per unit equals 772
individuals. The 772 individuals divided by 1,000 population equals 0.772 times $0.5
Million per acre, the project’s balance is $386,000. This number may be modified by the
project’s final design.

2_4._Prior to Building Permit issuance, a conceptual site plan for Phase II shall be submitted
limiting all construction storage/tree removal areas to those areas clearly needed for future
building and access.

21. Payment of street-sweeping mitigation fees shall be made prior to issuance of a building
permit consistent with the Air Quality mitigation measures established by the North Village
Eunvirommental Impact Report.

gé_._in consideration of the Town’s Vision Statement requiring a de-emphasis of the use of the
automobile, occupancy and mode of travel expectations and to mitigate the impacts of the
project on air quality as required by CEQA, the applicant and the owners association, if
formed, shall execute a transit agreement with the Town prior to recordation of the final
map. If no owners association is formed at that time, the applicant shall demonstrate, to the
satisfaction of the Town Attorney, the ability to bind future homeowners to the transit
agreement and shall execute the agreement on their behalf. The applicant shall be subject to
an annual payment of $121.00 per residential unit (as adjusted each fiscal year beginning
July 1, 2005 by the annual percentage increase in the Los Angeles/Riverside Consumer
Price Index). The transit service agreement, when executed, shall be referenced in the
project CC&Rs, as well as in any disclosure documents required by the California
Department of Real Estate for the project. The agreement can be modified only by mutual
written agreement of the Town and the owners association when formed and the service
shall not be discontinued for any reason without an amendment 10 the agreement.

ﬁj’he use and all existing and new improvements constructed on the site shall be in
compliance with all Town of Mammoth Lakes, County of Mono, Mammoth Lakes Fire
Protection District, Mammoth Community Water District, Great Basin Air Pollution
Cantrol District, Lahontan Regional Water Quality Control Board, State of California and
United States of America laws, statutes, ordinances, regulations, directives, orders and the
like applicable thereto and in force at the time thereof.

ié._It is the intent of these conditions of approval that all provisions herein are to be consistent
with and in accordance to the Specific Plan, all municipal codes and ordinances, and ail
local, State and federal standards, policies, regulations and laws, unless specifically
provided for herein. To the extent that there is a conflict between the various provisions of
law regarding implementation of these conditions, the provision which will most
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effectively carry out the goals and policies of the Town as set forth in the Specific Plan

~ shali control. This Use Permit application, subject to conditions of approval, must clearly
‘demonstrate consistency among the approved Tract Map conditions and zoning provisions
or this approval shall be invalid.

ii._”i"he uses allowed under this approval shall be those that are described in Condition 1. No
other uses shall be allowed, inchuding professional offices, medical or post office uses,
except by issuance of additional use permits or amendment to the Specific Plan.

3_54?% building permit shall be issued for Mammoth Hillside prior to filing of the Final Tract
Map per Subdivision Map Act Section 66499.30.

31, No wood burning appliances or fireplaces may be permitted in this project.

34. Noise generated by the project shall meet the requirements of the Specific Plan and/or the
Town’s noise regulations, as applicable. Construction days and hours shall be lirnited to the
Town’s adopted Construction Site Regulations pursuant to Municipal Code Section
15.08.020.

%;A snow management plan for private property shall be submitted and approved by the

Community Development Department, , describmg such features as, but not limited to, . | Deleted: prior o issuance of grading or |
................................ P Eb{éldin_gpﬁmtsm' pm’ E
! whichever occurs fiest, |

{ocation of snow storage areas, snowmelt areas, the method for snow hauling, frequency of
pick-ups, pick-up areas, haul routes, hours of hauling operations and deposit areas. This
plan shall include provisions stating that, when applicable, snow removal shall be
preformed daily prior to the opening of any business and will be maintained to a safe
condition during business hours. The plan’s effectiveness, in conjunction with Town
policies regarding snow hauling, will determine whether the plan will be approved. A
Town permit shall be obtained for any off-site snow storage, if required. The applicant, or a
homeowners or master association, if formed, shall provide the Town with documentation
that prior to occupancy, contracts or other arrangements have been entered into to provide
snow management required by this condition and the Specific Plan. All such contracts, or
other arrangements, along with any renewals or amendments, shall be in full force and
effect for the life of this project.

3_&;._A, maintenance plan for pﬁ\f#ﬁ?& common area facilities shall be submitted by the applicant
for review and approval by the Community Development Department. This plan shall
include provisions for maintenance of private facilities, including, but not limited to,
driveways, parking areas, sidewalks, and plazas and all common areas, snowmelt systems,
private utilities, retaining walls and drainage facilities. The applicant. or a homeowners or
master association, if formed, shall provide the Town documentation that prior to

| occupancy, contracts or other arrangements have been entered into to provide maintenance, .| Deleted: fnga Bowt e Vo0
required by this condition and the Specific Plan. All such contracts, or other arrangements, issuancs of buikling o B peIS, |
along with any renewals or amendments, shall be in full force and effect for the life of this
project.

;’zi._Lot coverage shall meet or be less than the NVSP requirement of 60%. Alterations to the
landscape and paving plan may be necessary to comply with his requirement.

il‘mm staff shall have the right to enter the subject property to verify compliance with these
conditions. The holder of this Use Permit approval shall make the property available to
permit Town staff to make site visits to confirm compliance to these conditions and shall,
upon request, make records and documents available to Town staff as are necessary o
evidence compliance with the terms and conditions of this approval.
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‘E&LAH grading and site improvements shall adhere to the applicable mifigation measures
established by the Subsequent Program Environmental Impact Report (EIR) for the North
Village Specific Plan Amendment, identified as State Clearinghouse No. 99-092082. Prior
to submittal of a Grading Permit application request, the project proponents shall meet with
Community Development Department staff and the Town Engineer to establish the specific
environmental mitigations for the project site.

&All tighting fixtures mounted on the exterior of the structures or within walkways or
exterior common areas are to have shielded light sources in accordance with the Town’s
adopted “Outdoor Lighting Ordinance” {(M.C. Chapter 17.34). Landscape accent lighting is
also to be shielded to prevent spill-off glare. Any pole-mounted lighting fixtures (if
proposed) are to be provided with shields to obscure the light source and direct light
downward to the satisfaction of the Community Development Department.

é_LAny future signage within the project area shall be found in conformance with the Sign
Ordinance and approved by Community Development Department staff prior to the
erection of such signage.

513,; These conditions shall be recorded with the clerk of Mono County.

STANDARD ENGINEERING CONDITIONS FOR TENTATIVE MAP 36-235

A. STANDARD CONDITIONS / GENERAL REQUIREMENTS:

1. A final map, consistent with the tentative map and the conditions herein, shall be recorded
with the County Recorder of Mono County prior to the expiration of the approved tentative
map. The final map shall conform to the Subdivision Map Act and the Subdivision
Ordinance for the Town of Mammoth Lakes. The tentative map shall expire 24 months
after the approval date. Failure to record the final map prior to the expiration will nullify all
approvals, except such time Jimitation as may be extended by the Planning Commission in
accordance with the Subdivision Map Act.

2. Copies of all exceptions, easements, restrictions and encumbrances listed in the preliminary
title report together with a copy of the current grant deed and a current title report, a
copy(ies) of each record map(s) for the subject property shown within the tentative map
boundary, and a copy of each and every adjacent map, deed or other document as necessary
that establish, or were used for the survey of, and for the retracement of the subdivision
boundary shall be submitted with the initial submittal of the final map. A subdivision
guarantee shall be issued and dated within 30 days prior to final map approval by the
Planning Commission.

3. Any public or private property altered, damaged, or destroyed by site preparation, grading,
construction or use shall be restored to its pre-existing condition by the Permittee.

4. The maintenance of graded slopes and landscaped areas shall be the responsibility of the
developer until the transfer to individual ownership or until the maintenance is officially
assumed by an approved maintenance district or property owners association.

5. Landscaping and itrigation systems within the public right of way and within public
landscaping easements adjacent to the project area shall be maintained by Benefit Assessment
District BAD 2001-2. Landscaping and irrigation pians shall be submitted to the Town for
review and approval for these areas.
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Town staff shall have the right to enter the subject property to verify compliance with these
conditions. The holder of any permit associated with this project shall make the premises
available to Town staff during regular business hours and shall, upon request, make records
and documents available to Town staff as necessary to evidence compliance with the terms
and conditions of the permit.

7. All new utility lines within, adjacent to or serving the site shall be placed underground.
2. The site grading design and all building construction shall conform to the American

Disabilities Act (ADA) requirements as may be applicable.

This project shall be required to pay all Development Impact Fees in accordance with Town
ordinances and the municipal code.

No off-site grading is permitted by this Tentative Map and Use Permit. For any off-site
grading, the Applicant shall obtain an easement or letter of permission from the affected
property owner and shall be permitted only as provided in the Municipal Code.

Surety shall be posted with the Town in a form acceptable to the Town Engineer for any
deferred final monumentation for the final map. The estimated amount of the surety shall be
prepared by the licensed land surveyor preparing the final map and shall be approved by the
Town Engineer.

Mylar copies of the recorded final map shall be submitted to the Town within 60 days of map
recordation. A cash surety in the amount of $200 for the first sheet and $100 per additional
map sheet shall be submitted to the Town for the faithful performance of this requirement.
The Applicant shal! also submit to the Town an electronic file of the final map in
AutoCAD, Version 2000, or other format as may be approved by the Town Engineer, prior
to approval of the final map.

All required essements and dedications shall be in a form and content acceptable to the Town
Engineer.

Application shall be made to the Mammoth Community Water District for re-
apportionment of any existing assessment lien(s) to the new lots and units proposed. The
Applicant shall submit a receipt of the application from MCWD to the Town prior to final
map consideration by the Planning Commission.

The Applicant shall pay a fee of $57,900.00 ($300.00 per unit for 193 umits) to the
Community Development Department for long range planning reimbursement prior to
approval by stati of the final map. This total may be adjusted based upon the final number
of units constructed. The remainder parcel created as a result of the filing of & final map
shall be subject to-the reguirements of Section 66424.6 of the Subdivision Map Act. The
remainder parcel created shall be subject to payment a fee of $300.00 per parcel to the
Community Development Department for long range planning reimbursement prior fo
approval of a certificate of compliance is issued for that parcel.

This project is protected by the Mammoth Lakes Fire Protection District. Prior to any
consfruction occurring on any parcel, the Applicant shall contact the Fire Marshal for
verification of current fire protection development requirements.

The property owner, Applicani/Developer and bolder of any and all permits associated with
this property shall conform to the requirements of the Town of Mammoth Lakes and
Federal, State, County and Local agency requirernents, as they may apply. This includes,
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and 3.8-3, which mitigate impacts relating fo surface water quality. Best management
practices will be required to limit erosion and sediment transport during and afier
construction. A grading permit application will be required from the Town; a Report of
Waste Discharge will be provided as part of that application to describe temporary and
permanent best management practices to limit erosion and prevent sediment transport.
Consistent with RWQCB standards, the project shall conform to all requirements for
controlling erosion onsite through BMPs that may include NPDES and SWPPP permitting.
Implementation of these mitigation measures shall be assured by the Town’s Community
Development Department and Engineering staff. A preliminary drainage study has been
prepared (CFA, Inc., November 2005). The report was prepared assuming a 60 percent
coverage of impervious surfaces, while project plans indicate a 68 percent coverage. Either
the report needs to be revised, or project plans need be revised to be consistent. The report
indicates that drainage system will utilize drop inlets, swales, and grading to direct flows
from the proposed structures. Erosion control and storm water freatment measures will be
placed in areas of possible erosion.

. Biological Resources Impacts: The following mitigation measures identified in the
Program EIR will be incorporated in the Mammoth Hillside projeci: Mitigation
measures 5.9-2a through 5.9-2d and 5.9-2 f through k, which mitigate impacts relating to
sensitive natural communities. The Mammoth Hillside project is located adjacent to
developed lands. The site is also developed with existing facilities and structures. However,
in order to limit the impacts to biological resources, several measures are to be incorporated
into this project. As part of the grading permit application and inspection process, the Town
will ensure the following: (1) The establishment of limits of site disturbance and planned
site access routes; {2) tree protection; (3) erosion and sediment control measures; and (4)
restrictions on the movement of heavy equipment. These protective measures will be
clearly marked on site plans for the contractor and developer and will be assured during site
construction by the Town’s Building and Engineering inspection staff.

. Public_Services and Utilities Impacts: The Program EIR concludes that impacts are
mitigated to a less than significant level with incorporation of specific mitigation measures.
The impacts of the Mammoth Hillside project were covered in the Program EIR and the
Mammoth Hillside project does not increase impacts beyond those anticipated. The
Specific Plan requires developers to provide five acres of land per 1000 population
increase. Payment of applicable Development Impact Fees (DIFs) will satisfy this
requirement. In connection with development of the Mammoth Hillside project,
Development Impact Fees will be paid in accordance with the Town's current DIF
Mitigation Program in order to mitigate impacis on public facilities and services covered by
the DIF program. In addition, the following mitigation measures recommended in the
Program EIR will be incorporated: Mitigation measures Section 5.10-1a through 5.10-1c
and 5.10-2, which mitigate impacts relating to fire protection and police protection;
mitigation measure 5.10-3, which mitigates impacts to schools; mitigation measures 5.10-
4a and b, which mitigate impacts on snow removal and roadway maintenance; mitigation
measure 5.10-5, which mitigates impacts on libraries; mitigation measure 5.10-6, which
mitigates impacts on recreation; mitigation measures 5.10-7 and 5.10-8, which mitigate
impacts to wastewater {sewer) and water, including payment of fees to Mono County
Water District; and mitigation measure 5.10-9, which mitigates impacts relating to solid
waste. All solid waste will be lawfully hauled to the Benton Crossing Landfill (or another
site as may be approved by Mone County). To mitigate solid waste disposal impacts and to
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extend the life of the landfill, all demolition materials generated by the project will be
recycled to the extent feasible. The developed project shall initiate a recycling program for
its owners and guests to divert recyclable materials to the extent feasible. These mitigation
measures shall be assured by the Community Development Department to divert recyclable
materials from the County landfill and to reduce adverse utility and service system impacts
to a level below significant.

Culiural Resources Impacts: In conpection with development of the Mammoth Hillside
project, the following mitigation measure recommended in the Program EIR will be
incorporated: Mitigation measure S5.11-le, which mitigates impacts relating to
archacological/historical resources and mitigation measure 5.11-2 which mitigates impacts
on burial sites. Two mitigation measures are included for this project in the event that
unanticipated cultural resources are discovered during construction; specificaily: (1) Should
evidence of potentially significant cultural resources be discovered during construction of
the project, a mitigation plan shall be developed and completed prior to further construction
or earth disturbance, and (2) The Professional Guide for the Preservation of Native
American Remains and Associated Grave Goods shall be utilized to protect Native
American burial sites should they be discovered. Implementation of these mitigation
measures shall be assured by the Town’s Community Development Department and
Engineering staff.

Land Use and Planning Impacts: The Mammoth Hillside project does not conform to
setback requirements. Either project plans require modification to address these issues, or
finding for a variance shall be made.

Population/Housing Impacts: The workforce housing plan and densities will be
conditioned to be in conformance with Town and state regulations.
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ENVIRONMENTAL DOCUMENTATION FOR THE MAMMOTH HILLSIDE
CONDOMINIUM HOTEL, MEETING FACILITIES, SPA, RESTAURANT/BAR AND
GUEST SERVICES WITHIN THE NORTH VILLAGE BASED UPON THE
SUBSEQUENT PROGRAM ENVIRONMENTAL IMPACT REPORT
FOR THE NORTH VILLAGE SPECIFIC PLAN AMENDMENT [SCH NO. 99-092082}

1. Introduction and Purpose

The Community Development Department of the Town of Mammoth Lakes
("Town") has prepared this environmental documentation to address the environmental impacts
of a Use Permit for a specific development project described as Tentative Tract Map 36-235 and
Permit Application 2005-09 to develop a 4.6-acre portion of 6.97-acre parcel having 325
gioms with Lock-off Units totaling 225 “keys.” An additional 24 one-bedroom workforce
housing units are also proposed Phase 1 development. Three levels of understructure parking
accessed from Canyon Boulevard will accommodate 259 vehicles. The project proposes full-time
valet parking services, a service loading dock, spa/fitness area, meeting facilities, restaurant,
guest services area, a pool and patio area, and associated landscape and street frontage
improvements. This project is proposed as Phase I of the Mammoth Hillside project. (Mammoth
Hillside Phase II and the proposed Canyon Blvd. Pedestrian Bridge, conceptually outlined
below, will be considered under a separate development and environmental review). The
property is located at on the northwest comer of the intersection of Lake Mary Road and Canyon
Boulevard, and includes the following APNs: 31-110-27, 33-020-10, ~11, -21, -33) within The
Village at Mammoth. ‘

This environmental assessment, based upon the Subsequent Program EIR for the
1999 North Village Specific Plan Amendment, is conducted pursuant to the California
Environmental Quality Act ("CEQA," Public Resources Code § 21000 et seq.) and the CEQA
Guidelines (California Code of Regulations Title 14, Chapter 3, §§ 15000-15387).

2. Prior Environmental Review

The Project is located within the area covered by the North Village Specific Plan
("Specific Plan"). The Specific Plan was originally adopted in 1991 and amended in 1994. The
Specific Plan was further amended by the 1999 North Village Speciﬁ_c Plan Amendment.

Prior to approval of the 1999 North Village Specific Plan Amendment, the Town
prepared and the Town Council reviewed and certified, pursuant to CEQA, the Subsequent
Program Environmental Impact Report for the North Village Specific Plan Amendment
("Program EIR"), identified as State Clearinghouse No. 99-092082. The Program EIR reviews
and updates the Environmental Impact Report certified for the original Specific Plan in 1991
("1991 EIR") and an Addendum to the 1991 EIR ("1994 EIR Addendum") certified in
connection with the 1994 Amendment to the Specific Plan.

The Specific Plan and the Program EIR cover an area ("Specific Plan Area")
consisting of approximately 64.1-acres located in the northwestern portion of the Town in the
vicinity of the intersection of Main Street/Lake Mary Road and Minaret Road.



3. Deseription of the Mammoth Hillside Project

The Village at Mammoth is a portion of the Specific Plan Area and consists of
approximately 21 acres owned by Intrawest Mammoth Corporation ("Intrawest") and 43 acres of
other privately held properties. The Mammoth Hillside project consists of an approximately
6.97-acre site that is currently undeveloped and located within the Specialty Lodging (SL) and
Plaza Resort (PR) zoning designation of the Specific Plan. The project being considered by this
environmental documentation consists of Phase I of the project, to be constructed on
approximately 4.6 acres of the site.

This environmental documentation has been prepared in connection with
applications filed by Mammoth Hillside, LLC for approval by the Town of the following
development application requests: Tentative Tract Map 36-235 and Use Permit Application
2005-09. The Mammoth Hillside project includes a total of five parcels with the following
acreages and land use designation established by the Land Use Element of the Specific Plan:

Land Use Designation | Acres
Plaza Resort (PR) - 227
Specialty Lodging (SL) 4,09

Tn addition, Mammoth Hillside, LLC is in the process of purchasing a sixth parcel
of land from a Town right-of-way vacation along Lake Mary Road. The 0.61-acre parcel is
proposed to be merged with SL land for a total of 6.97 acres. Phase 1 consists of developing
approximately 4.6 acres, with the 2.37-acre being designated as a remainder parcel.

The components of the Mammoth Hillside project are depicted in the Attachments
and Exhibits appended to the staff reports for TTM 36-235 and UPA 2005-09 and include the
following site-specific uses: '

. Phase I is a 193-Unit Condominium Hotel (Mammoth Hillside) having
325 bedrooms with Lock-off Units totaling 225 “keys.” An additional 24
one-bedroom workforce housing units are also proposed with the Phase I

~ development. Three Jevels of understructure parking accessed from
Canyon Boulevard accommodates 259 vehicles. The project proposes full-
time valet parking services. The development includes a service loading
dock, spaffitness area of 9,038 square feet, meeting facilities of 6,300
square feet, restaurant of 5,070 square feet, guest services area of 2,700
square feet, pool and patio area, and associated landscape and street
frontage improvements on a 4.6-acre portion of the seven-acre site. The
Phase 11 portion of the project includes the construction of 41 two and
three-bedroom Townhome Condominiums having 107 bedrooms with
understructure parking for 72 vehicles on approximately two acres of the
site. Only the Phase I portion of the development proposal is being
considered under the current application request.

* The project proposes a future pedestrian bridge over Canyon Boulevard to
connect the site to the Gondola Building and the Village Plaza. The bridge



will require a separate application and separate design and environmental
Teview.

The Phase II portion of the project includes the construction of 41 two and
three-bedroom Townhome Condominiums having 107 bedrooms with
understructure parking for 72 vehicles on approximately two acres of the
site. The Phase II portion of the property will be designated as a
“Remainder Parcel” on the Final Tract Map. Phase II takes access from
Lakeview Boulevard. Phase II will require a separate tentative tract and
use permit application, as well as a separate design and environmental
review.

The project site sits on two zones; maximum site coverage of impervious
surfaces of 75% in the PR Zone and is 60% in the SL Zone. The PR Zoned
portion of the property had a site coverage transfer of 14,881 square feet
that basically brings its site coverage to 60% as well. The Phase I project
area proposes a building footprint of 82,760 square feet and 53,700 square
feet of impervious area for driveways, pathways, and the pool and spa area
for a total of 136,460 square feet. When the 136,460 square foot coverage
is divided by the 4.6-acre (200,376 square foot) site, the site coverage is
68% for Phase 1.

Within the PR designation and Resort Lodging overlay, 1 to 7 building
levels are allowed with a maximum permitted height of 75 feet and a
maximum projected height of 90 feet. Since the project area crosses the
{and use boundaries of the PR and SL designations, Section 5.c, page 32 of
the NVSP ‘allows the highest permitted and projected heights of the PR
designation to apply to the entire structure subject to Design Review
approval. Building projections above the 75-foot permitted height to the-
90-foot maximum height may be allowed provided that a roughly
equivalent reduction is provided below the permitted height and no more
than 50% of the building square footage exceeds the permitted height. The
project architect has provided a height study to show that 11% of the
building is proposed at the 90-foot maximum height and that 89% of the
building is at or below the 75-foot permitted height. 31% of the building
below the permitted height does not exceed 50 feet. When measured from
the Lake Mary travel lane adjacent to the property, the structure measures
approximately 110 feet.

Building setbacks are proposed at 40 feet from Lake Mary Road, 40 feet
from Canyon Boulevard, 40 feet from Lakeview, and 10 feet from the rear
property line. Where the property abuts Mammoth View Villas near the
southwest corner of the property, the structure is shown to be setback a
minimum of 11 to 12 feet and a maximum of approximately 22 feet.
Where a parcel abuts land that is not within the NVSP, a setback of 20 feet
for buildings up to 35 feet in height and an additional setback of one foot
for every two feet of building height beyond the twenty-foot mimmum
setback is required.



. A maximum driveway grade of 5 percent is called out in the application
packet. A maximum of 10 percent is allowed by the North Village
Specific Plan. Due to the site’s topography, grading to allow access from
Canyon and Lake Mary Road is required to reduce the degree of driveway
slope to less than 10% consistent with NVSP. All driving surfaces,
pedestrian paths, and the spa/pool deck areas will be equipped with a
snowmelt system.

. Consistent with the NVSP, all projects shall have a minimum of three
check-in parking spaces and guest access to a minimum of 10% of the
total number of parking spaces. It appears that the three check-in parking
spaces can be accommodated at the porte-cochere entry to the lobby.
However, the plans do not call out the dimensions for these spaces and
their locations so as not to impede vehicles using the travel lanes of the
driveway. Additionally, only 259 parking spaces are provided within the
understructure garage. The project requires 261 spaces. In addition to the
three check-in spaces required, the project is five parking spaces below the
number required for the project’s design.

° The Mammoth Hillside project receives an employee housing credit of 34
Full Time Equivalent Employees (FTEEs) from the In-Lieu Housing
Agreement associated with the 8050 Project. The number of FTEE:s for the
project is based upon a formula of .225 FTEE per sleeping area, or 325 x
225 = 73.1. Less the in-lieu credit of 34 FTEEs the project requires 39.1
FTEEs for the sleeping area count. The 23,108 square feet of services
associated with the project are assessed at 0.42 FTEE per 1,000 square feet
and result in 10 FTEEs required for a total Phase I project count of 49
FTEEs. To establish the amount of units required, one FTEE equals 250
square feet of living area for 12,250 square feet. The square footage of the
living area is then divided by 500 square feet to arrive at a studio or one
bedroom count of 24.5 for Phase 1. The project proposes 24 workforce
units,

. A landscape plan is provided by the application packet. The plan includes
a count of the number of trees to be removed, number of trees to-be saved,
a plant palette and representative pictures.

e The Site Plan indicates the areas proposed for snow storage. The driveway
and path areas are shown to measure 46,000 square feet in area. At 75% of
this area, 34,125 square feet of snow on-site storage area is required. The
Site Plan indicates areas totaling 36,595 square feet that can be utilized for
the storage of snow, Hardscape areas encroaching closer that ten feet to
the Lake Mary and Canyon property lines will impede roadway snow
storage abilities.

. Preliminary utilities plans, as well as preliminary geotechnical and
drainage studies have been provided.

The site is forested and slopes upward from Lake Mary Road and Canyon from an
elevation of approximately 8,050 feet to 8,105 feet. The site is currently being used as a



construction staging area for the 8050 and Monache (Westin) projects. Abutting property to the
west is developed with the Mammoth View Villas and Helios South Condominiums. Property to
the north is being developed with the Monache (Westin) Condominium Hotel project. Property
to the south across Lake Mary is the “old green church” site and property to the east across
Canyon is developed with the Village Plaza, the Gondola Building, the 8050 project, the Fireside
Condominiums, and the old Inyo-Mono Title office site.

The Mammoth Hillside project is subject to the design and development standards
set forth in the Specific Plan. In addition, it is subject to the Design Guidelines for The Village at
Mammoth approved by the Planning Commission on August 23, 2000 by Resolution No. 2000-
44.

The information and conclusions in this environmental documentation are based
upon the application documents, as may be modified and approved by the Town, including the
Tentative Tract Map, conceptual site plan, building elevation drawings (including building

heights), preliminary architectural plans, floor plans, parking area plans, site service plans,

preliminary landscape plans, grading plans, Employee Housing Plan, recreation area plans, snow
storage plans, utility plans, circulation and traffic management plans, and pedestrian walkway
plans. On July 27, 2005, the Planning Department determined that the application packet was
incomplete in a memorandum to the applicant. Several meetings with staff and the Advisory
Design Panel (ADP) have occurred since then. On November 21, 2005, the applicant resubmitted
the application packet. At the January 12, 2006 Planning Commission meeting, the Town will
recommend that additional clarifications or revisions are required to be in compliance with the
development requirements for the project area. ‘

4. Use of Program EIR

Section 15168(c) of the CEQA Guidelines describes the use of a program EIR for

specific subsequent activities included in the program, as follows:

"Subsequent activities in the program must be examined in the light of the
program EIR to determine whether an additional environmental document
must be prepared.

(1)  If a later activity would have effects that were not examined in the
program EIR, a new initial study would need to be prepared
leading to either and EIR or a negative declaration.

(2)  If the agency finds that pursuant to Section 15162, no new effects
could occur or no new mitigation measures would be required, the
agency can approve the activity as being within the scope of the
project covered by the program EIR, and no new environmental
document would be required.

(3)  An agency shall incorporate feasible mitigation measures and
alternatives developed in the program EIR into subsequent actions
in the program.

4 Where the subsequent activities involve site-specific operations,
the agency should use a written checklist or similar device to



document the evaluation of the site and the activity to determine
whether the environmental effects of the operation were covered in
the program EIR.

(%) A program EIR will be most helpful in dealing with subsequent
- activities if it deals with the effects of the program as specifically
and comprehensively as possible. With a good and detailed
analysis of the program, many subsequent activities could be found
to be within the scope of the project described in the program EIR,

and no further environmental documents would be required.”

The Program EIR assesses the overall impacts of the development permitted
under the Specific Plan, as amended. This environmental documentation is being prepared in
order to assess the Phase I Project in light of the Program EIR, pursuant to Section 15168(d) of
the CEQA Guidelines. The Program EIR, together with the 1991 EIR and the 1994 EIR
Addendum, are incorporated herein by this reference, as permitted under the CEQA Guidelines.

5. The Mammoth Hillside Project is Within the Scope of the Program EIR

The Mammoth Hillside project is consistent with the project description set forth
in Section 3.0 et seq. of the Program EIR. The land uses included in the Mammoth Hillside
project are consistent with the Land Use Plan associated with the 1999 Specific Plan Amendment
in that 325 Sleeping Areas, or bedrooms, are contemplated by the proposed project. The
designated properties are intended to provide visitor oriented resort services. Hotels, Resort
Condominiums, and Time Share Units are permitted by right within the PR and SL designation

L as indicated on Table 3-3 of the Program EIR (page 3-20). The parking allocation, height
limitations, setback requirements, and other design features of the Mammoth Hillside project
have not been determined to be consistent with the requirements of the 1999 Specific Plan
Amendment, as assessed in the Program EIR and the conditions of approval to be set forth in
TIM 36-235 and UPA 2005-09. The Mammoth Hillside project is consistent with the 1999
Specific Plan Amendment Zoning Designation Plan set forth on Exhibit 3-7 of the Program EIR
in terms of development type, density, and development concept.

: Based upon a review of the Program EIR and the development applications
submitted for the Mammoth Hillside project, the Town staff has determined that:

(H The development activities comprising the Mammoth Hillside project are
consistent with the development permitted by the Specific Plan as will be conditioned in UPA
2005-09 and TTM 36-233;

2)  Approval and development of the Mammoth Hillside project is within the
scope of the Specific Plan development program assessed in the Program EIR;

(3)  New environmental effects result from the Mammoth Hillside project, as
to be conditioned in UPA 2005-09 and TTM 36-235, and new mitigation measures may be
required; and

(5) A determination as to the environmental documentation required for the
Mammoth Hillside project cannot be ascertained until design revisions are made to bring the
project into conformance with the mitigation measures of the Program EIR.



Section 15162(a) provides that when an EIR (in this case, the Program EIR) has
been certified for a project, no subsequent EIR shall be prepared for that project unless the lead
agency determines, on the basis of substantial evidence in the light of the whole record, one or
more of the following:

"(1}  Substantial changes are proposed in a project which will require
major revisions of the previous EIR or negative declaration due to
the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified
significant effects;

(2) Substantial changes occur with respect to the circumstances under
which the project is undertaken which will require major revisions
of the previous EIR or negative declaration due to the involvement
of new significant environmental effects or a substantial increase
in the severity of previously identified significant effects; or

(3)  New information of substantial importance, which was not known
and could not have been known with the exercise of reasonable
diligence at the time the previous EIR was certified as complete or
the negative declaration was adopted, shows any of the following:

(A)  The project was with one or more significant effects not
discussed in the previous EIR or negative declaration;

(B)  Significant effects previously examined will be
substantially more severe than shown in the previous EIR;

(C)  Mitigation measures or alternatives previously found not to
be feasible would in fact be feasible and would
substantially reduce one or more significant effects of the
project, but the project proponents decline to adopt the
mitigation measure or alternative; or

(D)  Mitigation measures Of alternatives which are considerably
different from those analyzed in the previous EIR would
substantially reduce one or more significant effects on the
environment, but the project proponents decline to adopt a
mitigation measure or alternative.”

6. Environmental Impacts and Mitigation Measures

This section will review the environmental impacts of the Mammoth Hillside
project with reference to the impact areas assessed in the Program EIR.

6.1 Land Use and Relevant Planning. SectionS.1 of the Program EIR
evaluates the impacts of implementation of the Specific Plan relating to
Land Use and Relevant Planning. The Program EIR identified potentially
significant impacts related to (1) Changes in the existing physical land use
patterns and demand both within the project area and throughout the




commetcial areas of the Town; and (2) Development of a more intensive
use than the previous zoning and land uses within the vicinity of The
Village. Mitigation measures were adopted for these potentially significant
impacts to reduce them to less than significant levels. The mitigation
measures will be implemented during site development and the on-going
operation of the Mammoth Hillside project. ‘

The project is designed as a “flag” hotel development consistent with the
description for Planning Area 4 of the NVSP that reads: “A major hotel, resort condominium, or
lodge is encouraged.” The project will provide quality accommodations and services, full-time
valet parking, restaurant, spa and pool facilities, and meeting facilities for its owners and guests.
Therefore, the project adheres to this objective.

The application packet identifies building heights and setbacks, on construction
plans. Site coverage, snow storage, landscaping, circulation, parking and utilities have also been
provided on plans. Density and phasing have been identified.

It appears that with the exception of setbacks and site coverage, the proposed
project is in compliance with most land use regulations. Building setbacks are measured in.
correspondence to building height as indicated on Table 5 (page 35) of the NVSP. Heights up to
24 feet from Lake Mary and Canyon may come to within 10 feet of the property line, heights
between 25 to 34 feet are setback 20 feet, heights between 35 to 54 feet are setback 30 feet and
heights over 55 feet are setback 40 feet. Roof eaves are allowed a four-foot encroachment into
the setback areas. The plans conform to these setback criteria. :

Building setbacks along internal side yards are allowed at ten feet except where
the property line abuts property outside of the Specific Plan boundary. The NVSP EIR mitigation
measure 5.3-1m requires a setback of 20 feet for buildings up to 35 feet in height and an
additional setback of one foot for every two feet of building height beyond the twenty-foot
minimum setback. Where the property abuts Mammoth View Villas near the southwest corner of
the property, the structure is shown to be setback a minimum of 11 to 12 feet and a maximum of
approximately 22 feet. Therefore, the project does not conform to the EIR setback standard in
this area.

The paving of the driveway turn from the porte cochere extends into the 40-foot
setback from Canyon Boulevard to within 10 feet of the property line. The hammerhead portion
of the driveway to the service entry from Lake Mary also extends to within 10 feet of the
property line and portions of the patio deck extend to within 3 or 4 feet. Setback areas are needed
for landscaping and for roadway and driveway snow storage. Table 5 (page 35) of the NVSP
allows structures of less than 24 feet in height to be setback 10 feet, structures of between 25 to
34 feet in height 20 feet, structures between 35 to 54 feet in height 30 feet, and structures over 55
feet in height 40 feet from Canyon and Lake Mary. Therefore, at grade paving surfaces and
decks, except for sidewalks and the portions of driveways directly accessing the site, should
retain a minimum setback of ten feet from the property line. The height of the “guest services”
portion of the structure is 23 feet and is setback 13 feet from the Canyon property line and the
portion of the structure to the southeast of the porte-cochere at a height of 35 feet is setback 30
feet in conformance with the NVSP setback requirements.

The NVSP (Section 3, page 31) allows for a maximum site coverage of
impervious surfaces of 75% in the PR Zone and 60% in the SL Zone. The PR Zoned portion of



the property had a site coverage transfer of 14,881 square feet that basically brings its site
coverage to 60% as well. The Phase I project area proposes a building footprint of 82,760 square
feet and 53,700 square feet of impervious area for driveways, pathways, and the pool and spa
area for a total of 136,460 square feet. When the 136,460 square foot coverage is divided by the
4.6-acre (200,376 square foot) site, the site coverage is 68% for Phase 1. Therefore, the 60% site
coverage standard is exceeded.

Section 20 (page 42) of the NVSP requires a snow storage, snowmelt, and
removal plan to be submitted with the application. The applicant has indicated that all driving
surfaces, pedestrian paths, and the spa/pool deck areas will be equipped with a snowmelt system.
The Site Plan (Sheet C2.0) indicates the areas proposed for snow storage. The driveway and path
areas are shown to measure 46,000 square feet in area. At 75% of this area, 34,125 square feet of
snow on-site storage area is required. The Site Plan indicates areas totaling 36,595 square feet
that can be utilized for the storage of snow. However, hardscape areas encroaching closer that
ten feet to the Lake Mary and Canyon property lines will impede roadway snow storage abilities.

6.2  Population and Housing. Section 5.2 of the Program EIR evaluates the
impacts of implementation of the Specific Plan relating to Population and
Housing. The Program EIR found that with implementation of housing
policies and programs described in the Specific Plan, there would be no
significant impacts related to employment, population and housing.

The NVSP (Exhibit A: Land Use Map) assigns a “room” count to the Planning
Areas that make up the North Village Specific Plan area. Excluding the 283 rooms assigned to
the Monache (Westin) project, the site yields 650 “rooms.” The NVSP EIR analyzed
environmental impacts assuming the NVSP room counts and additional workforce housing units.
" To assign the number of workforce housing units, the number of rooms assigned to the Planning
Areas (650 for the Mammoth Hillside project) is divided by 2 (325) and multiplied by .42
(136.5) to arrive at the number of Full Time Employees (FTE). This number is then multiplied
by .585 to arrive at the 80 bedrooms needed for workforce housing. Therefore, the NVSP EIR
analyzed a potential room count of 730 for the project area when assessing environmental
impacts. The project proposes a 325-room density and 24 workforce housing rooms for a total of
349 rooms, or 381 rooms less than analyzed by the EIR.

The Mammoth Hillside project receives an employee housing credit of 34 Full
Time Equivalent Employees (FTEEs) from the In-Lieu Housing Agreement associated with the
8050 Project. The number of FTEEs for the project is based upon a formula of 225 FTEE per
sleeping area, or 325 x .225 = 73.1. Less the in-lieu credit of 34 FTEEs the project requires 39.1
FTEEs for the sleeping area count. The 23,108 square feet of services associated with the project
are assessed at 0.42 FTEE per 1,000 square feet and result in 10 FTEEs required for a total Phase
I project count of 49 FTEEs. To establish the amount of units required, one FTEE equals 250
square feet of living area for 12,250 square feet. The square footage of the living area is then
divided by 500 square feet to arrive at a studio or one bedroom count of 24.5 for Phase 1.

To qualify for the 35% state density bonus, 40% of the units of the units must be
affordable to very-low income households making 50% or less of the Area Median Income
(AMI), at least 30% must be affordable to median income households, and the remaining 30%
must be affordable to moderate income households. Therefore, 10 of the 24 one-bedroom units
would be rented at very-low income levels, 7 of the units would be rented at median-income
levels, and 7 at moderate-income levels.



As presented, the Phase I portion of the project area will comply with the
workforce housing requirements discussed above. In part, the Town's Affordable Housing
Mitigation regulations are based upon sleeping areas. When approved, a condition will require a
prohibition on “non-bedroom” areas so that they may not be furnished with beds, sofa beds, or
any other type sleeping furniture, armoires, or closets. The Covenants, Codes, and Restrictions
(CC&Rs) will stipulate this requirement and both the Owners Association and the Town will
have access to verify compliance.

6.3  Aesthetics/Light and Glare. Section 5.3 of the Program EIR evaluates the
potential impacts to visual character, scenic vistas and resources, and light
and glare impacts.

The Program EIR incorporates a number of mitigation measures that were
determined to reduce the impacts in this area to a less than significant level. The impacts of the
Mammoth Hillside project, as to be conditioned in UPA 2005-09, on aesthetics and light and
glare were covered in the Program EIR analysis, and do not exceed the effects evaluated in the
Program EIR. The following applicable mitigation measures will be incorporated as part of the
Mammoth Hillside project: Mitigation measures 5.3-1a through 5.3-1f and 5.3-1j and k, which
mitigate impacts on visual character; mitigation measures 5.3-2a and b, which mitigate impacts
on scenic vistas and resources; and mitigation measures 5.3-3a through 5.3-3d, which mitigate
impacts on light and glare. : .

The Mammoth Hillside project has been reviewed by the Town’s Advisory
Design Panel (ADP) and design workshops have been held by the Planning Commission. These
reviews have resulted in several design revisions including breaking the linear projection of the
structure along the Canyon Boulevard frontage by providing a building separation of 24 feet near
the main entry, redesign of the balconies to prevent stacking and repetitiveness, reducing the roof
profiles and heights at the ends of the structure to reduce bulk and mass, bringing the structure
closer to the Canyon and Lake Mary intersection to reduce building height and the bulk and mass .
of the structure, and revising the color palette to provide more contrast. Additionally, the
southwest portion of the structure was eliminated to reduce the structure’s bulk and mass when
viewed from Lake Mary Road. Large timbers are being used for trusses and brackets. The
building is broken up into different levels. Window and door trim is a heavy material.

‘The use of stone, shingle and board and batten siding, asphalt shingle and slate
roofing, and wood balconies conform to the Village and Town Design Guidelines. The color and
materials board submitted by the applicant has pictures of the exterior materials to be used, rather
than and -actual sample of the materials, Due to the height of the structure, non-combustible
exterior materials must be used. However, the materials are manufactured to simulate wood. The
“Moonstone” (light gray/green) color proposed for much of the siding does not meet the Town
Design Guideline that states: “on larger planer surfaces, select a color that is slightly darker than
surrounding natural colors.” However, the color is pleasing. Trim is a dark brown and the asphalt
roofing is brown and the slate is a dark gray. The North Village Guidelines prefer colors to be
expressed vertically, whereas, Hillside’s are expressed horizontally. A color elevation drawing
(with trim colors) of the current design when viewed from the Village Plaza and the Canyon
Lake Mary frontage has been requested but not provided by the applicant.

The Mammoth Hillside project connects well to the Village Plaza along the
sidewalk on Canyon Boulevard and through the future pedestrian bridge over Canyon Boulevard
to connect to the Village Plaza and pedestrian passages on the east side of Canyon. The pathway



along Canyon is designed to bring pedestrians closer to the building to buffer them from the
Canyon Boulevard travel lanes and then to direct them to the Canyon and Lake Mary Road
intersection crossings. Although existing trees are proposed to be removed to accommodate

- access to Canyon, landscape plantings along both sides of the pathway will separate the
pedestrian from the structure and roadway to help create a more forested experience within the
urban setting of the Village.

Consistent with the description for Planning Area 4, the project is encouraged to
not block sunlight and views, have staggered heights, changes in wall direction and elevations
that step down the hillside so that the building blends into the heavily treed site. Several
meetings have been held with the project design team and the Town’s Advisory Design Panel
(ADP) to assess the site planning and architectural design to help achieve a project that will
complement the “high-profile visitor activity core” of the adjacent Village Plaza. Due to its high
profile location within the North Village, the project must provide an interest to pedestrians and a
quality architectural design that enhances the visual experience of the Village. As designed, the
Mammoth Hillside project will help to unify and integrate the Village core through pedestrian
linkages along the west side of Canyon Boulevard and by providing a future pedestrian bridge
over-crossing of Canyon to the Gondola Building and the Village Plaza. The topography of the
property to the northwest rises above the subject site and a view corridor over the structure will
be preserved. Sun and shade studies indicate that the spa and pool area to the west of the
structure will be provided with adequate sunlight.

Due to the amount of grading required by the project’s design to provide access to

the site without exceeding slope requirements, staff has determined that the Lake Mary frontage

will loose significant tree coverage. This conflicts with the NVSP EIR Mitigation Measure 5.3-

“7% . 1m that states: “A forested buffer shall be maintained for parcels which front along Lake Mary

Road. The buffer... shall consist of preservation of trees within the 200 foot... right-of-way... to

the extent that vehicular and pedestrian travel is not impeded.” This will require that buildings be
designed and constructed so that the buffer area is maintained.

64  Traffic/Circulation. Section 5.4 of the Program EIR evaluates impacts of
implementation of the Specific Plan on Traffic/Circulation. The Program
EIR concluded that no unavoidable significant impacts beyond those
previously identified in the 1991 EIR and the 1994 EIR Addendum and
the Town's General Plan EIR would occur with the implementation of
recommended traffic mitigation measures. Since the Mammoth Hillside
project does not propose to exceed established densities for the site, the
impacts of the project on Traffic and Circulation were covered in the
Program EIR analysis, and do not exceed the effects evaluated in the
Program EIR as determined by LSA Associates, Inc within their January
6, 2004 Traffic Letter Report (Les Card, P.E.).

Pursuant to the traffic analysis used as the basis for the Program EIR assessment
of traffic/circulation impacts, the following mitigation measures are required for the Mammoth
Hillside project: 5.4.1a through ¢, 5.4-2¢, 5.4-2i, 542, 54-3a, and 5.4-4 through 5.4-6.
Mitigation measure 5.4-3a requires that a site—specific share parking analysis be conducted on
the project.

The site is accessed from Canyon Boulevard. The access driveway is to be located
across from the driveway on the east side of Canyon that serves the 8050 project. This driveway
provides access to the main lobby under a “porte-cochere” and to the understructure parking
entry. The 24-foot wide entry door to the understructure parking only indicates an 8-foot vertical
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clearance. With larger sport’s utility vehicles, ski and board racks, and roof mounted storage
containers, the minimum vertical clearance of 8 feet 6 inches is required at the garage eniry and
within all portions of the understructure parking garage. A condition of approval will require this
ceiling height. ‘

A Traffic Impact Analysis (LSA Associates, November 2005} has been prepared
for the project that recommends three mitigation measures: (1) Re-stripe the Lakeview
Boulevard/Lake Mary intersection southbound approach from Lakeview to provide dedicated left
and right turn lanes onto Lake Mary Road, (2) Widen Canyon Boulevard by ten feet to provide a
northbound left-turn lane to the project access driveway, and (3) Provide a line-of-sight for
drivers exiting the site and turning right from the driveway onto Canyon by prohibiting any
obstructions within 10 feet of the property line for a 120-foot span south of the driveway. The
Town requested a peer review of the LSA study by LSC Transportation Consultants. The peer
review concludes that the level of service (LOS) analysis, the cumulative analysis, and the
recommended mitigations were adequate to mitigate traffic impacts. However, LSC identified
that drivers exiting onto Canyon from the driveway may have their northerly line-of-sight
obstructed by buses that park within the transit turnout bays to the nporth of the driveway
intersection. It is recommended that sight distance measurements from the driveway need to
assume that a bus is parked in the bays. Unless it can be proven that adequate sight distance to
the north can be achieved, mitigation will need to be required. This mitigation may include, but
is not limited to, the reduction of speeds along Canyon Boulevard or the redesign of the transit
center bus parking.

A second driveway from Lake Mary Road provides access to a loading dock
where service deliveries will be made. No access to the understructure parking area is provided
from the Lake Mary driveway. The receiving dock will be capable of servicing vans and delivery

vehicles. Deliveries received at the loading dock will be hand trucked to the service elevator and -

to their destinations within the project. Larger delivery trucks, parked for short periods of time,
can be accommodated near the lobby entry.

Consistent with the NVSP (Table 6, page 62), all projects shall have a minimum
of three check-in parking spaces and guest access to a minimum of 10% of the total number of
parking spaces. It appears that the three check-in parking spaces can be accommodated at the
porte-cochere entry to the lobby. However, the plans do not call out the dimensions for these
spaces and their locations so as not to impede vehicles using the travel lanes of the driveway.
Guest parking will be provided by the full-time valet service. The retail/restaurant/conference
areas are solely for the use of owners and guests and their parking requirements are factored into
the number of spaces required by the project’s unit count.

The NVSP (Table 6, page 62) requires parking to be provided based on bedrooms
provided within the units. The Phase I portion of the project will have a total of 103 studio and
one-bedroom units requiring one parking space per unit (103 spaces), 32 two-bedroom units
requiring one space per unit (32 spaces), 20 two-bedroom units with lock-offs requiring 1.75
spaces per unit (35 spaces), 20 three-bedroom units requiring 1.75 spaces per unit (35 spaces), 12
three-bedroom with lock-off units requiring 1.75 spaces per unit (21 spaces), 4 four-bedroom
units requiring 1.75 spaces per unit (7 spaces), and 2 three-bedroom penthouse units requiring
1.75 spaces per unit (3.5 spaces). The total number of parking spaces required by unit/bedroom
count is 236.5 spaces. An additional 24 spaces are needed for the 24 one-bedroom workforce

housing units resulting in 261 parking spaces required. The understructure garage accommodates
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259 vehicle spaces. Potentially, the two additional required parking spaces could be located near
the porte~-cochere, however, as with the three check-in spaces, their dimensions and focations are
not shown on the site plan. Section 8.i of the NVSP states that no transient occupancy project
shall have less than 1.05 parking spaces per “key.” At 225 keys, the project conforms to this
standard (i.e.: 225 x 1.05 = 236.25 spaces).

Staff has concerns with the layout of the parking spaces and the one-way width of
the drive aisles within the understructure parking garage. Although not dimensioned, back-up
distance from the end of one space to another scales out at 15 to 16 feet where the one-way drive
aisles are shown. The NVSP does not specify the requirements for the width of drive aisle lanes.
Municipal Code Section 17.20.040R.1 requires enclosed parking spaces to measure 9 by 18 feet
when not obstructed by walls or other barriers and to have a minimum unobstructed back up
distance of 24 feet. Section 17.20.040S.2 requires a 24-foot aisle width when vehicles pass in
two directions. Staff has concerns that support pillars appear to block the access aisles and access
intoc some of the spaces. The width of spaces located adjacent to obstructions are not
dimensioned to determine if additional width is provided to make them functional. There are
many tandem spaces and some spaces are blocked by two vehicles parked behind them.
Municipal Code Section 17.20.040R1.c reads in part: “Each parking space in a parking lot, area
or garage shall be individually accessible, except that automobiles may be parked in tandem
where the parking area is a public garage or public parking area where all parking is performed
by attendants at all times...”. Given this provision, the tandem parking arrangement may be
permitted subject to review and approval of the Use Permit by the Planning Commission. Section
8 f of the NVSP does allow for “compact” spaces of 7 feet 6 inches wide and 15 feet long for no
more than 5% of the stalls. The applicant has not provided information to determine if this

s allowance will be utilized.

The applicant has provided a “Valet Parking Proposal” for the Mammoth Hillside
project stating that valet parking will be provided at all times. The proposal states that: “Valet
parking would accommedate a larger number of guests and visitors to the resort as well as aid in
alleviating congestion during busy vehicle traffic times. Support services (spa, restaurant,
convention center, ski club, etc.) are for use by guests and owners exclusively and valet parking
for these services would allow the resort operator to offer a higher level of service and
convenience to those using these amenities.” The proposal also states that a key system will be
utilized that ensures that valet parking staff and management know at all times how to access
specific keys for specific vehicles and where those vehicles are located. The Valet Parking
Report states that: “industry standards suggest that valet parking increases parking capacity on
average by 25 to 30%.”

The only mention of valet parking within the NVSP is within Table 6. The section
reads: “Parking management, such as valet parking, shall be provided when parking demand
exceeds parking supply.” This section relates to high occupancy periods in Town such as
Christmas and the New Year holidays and was meant to mitigate the reduction from the normal
standards that was authorized through the Specific Plan. As such, staff contends that the valet
parking cannot be used for a reduction in the number of parking spaces required by unit and
number of bedrooms as specified within Table 6. The NVSP parking requirements are less than
the number of parking spaces required by Municipal Code standards for similar uses within other
areas of Town not governed by the Specific Plan. The rationale for this reduction is the
pedestrian orientation of the Village, the accessibility of the Town’s transit hub, and that many of
the individuals utilizing the on-site accommodations will also patronize commercial operations
within the Village thereby reducing their need to utilize private vehicles
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Drivers exiting onto Canyon from the driveway may have their northerly line-of-
sight obstructed by buses that park within the transit turnout bays to the north of the driveway
intersection. Sight distance measurements from the driveway need to assume that a bus is parked
in the bays. Unless it can be proven that adequate sight distance to the north can be achieved,
mitigation will need to be required. This mitigation may include, but is not limited to, the
reduction of speeds along Canyon Boulevard or the redesign of the transit center bus parking.

The NVSP (item 8.¢, page 63) requires tour bus parking to be provided for all
transit uses pursuant to Municipal Code Section 3.12.030D. This Code Section states that if the
transient occupancy facility books rooms with persons who utilize tour buses, the operator is
required to furnish, or make suitable arrangements to furnish adequate parking for the tour bus at
either on-site or off-site locations. Due to the inadequate turn radius of the driveway entry, buses
canmot be accommodated on-site. Therefore, staff has determined that the project, as currently
designed, does not conform to this standard.

Consistent with the NVSP (Table 6, page 62), all projects shall have a minimum
of three check-in parking spaces and guest access to 2 minimum of 10% of the total number of
parking spaces. It appears that the three check-in parking spaces can be accommodated at the
porte-cochere entry to the lobby. However, the plans do not call out the dimensions for these
spaces and their locations so as not to impede vehicles using the travel lanes of the driveway.
Additionally, only 259 parking spaces are provided within the understructure garage. The project
requires 261 spaces. In-addition to the three check-in spaces required, the project is two parking
spaces below the number required for the project’s design.

The layout of the parking spaces and the one-way width of the drive aisle within
the understructure garage do not conform to parking standards. There is insufficient back-up
distance (15 to 16 feet) where the one-way drive aisles are shown. The NVSP does not specify
the requirements for the width of drive aisle lanes. Municipal Code Section 17.20.040R.1
requires enclosed parking spaces to measure 9 by 18 feet when not obstructed by walls or other
barriers and to have a minimum unobstructed back up distance of 24 feet. Section 17.20.040S.2
requires a 24-foot aisle width when vehicles pass in two directions. Staff has concerns that
support pillars appear to block the access aisles and access into some of the spaces. The width of
spaces located adjacent to obstructions are not dimensioned to determine if additional width is
needed to make them functional.

There are many tandem spaces and some spaces are blocked by two vehicles
parked behind them. Municipal Code Section 17.20.040R1.c reads in part: “Each parking space
in a parking lot, area or garage shall be individually accessible, except that automobiles may be
parked in tandem where the parking area is a public garage or public parking area where all
parking is performed by attendants at all times...”. Given this provision, the tandem parking
arrangement may be permitted subject to review and approval of the Use Permit by the Planning
Commission. Valet parking cannot be used as justification for a reduction in the number of
parking spaces required by unit and number of bedrooms as specified within Table 6 of the
NVSP.

The applicant has provided a Construction Management Plan. This plan calls for
storage of some construction materials at rented space in the Mammoth-Yosemite Airport.
Storage and construction parking areas are also to be located on the Phase II portion of the site.
Access will be taken from Lake View, Lake Mary, and Canyon. Traffic Control, site security,
construction worker parking, material storage, and haul routes must be approved by the Town
and shall be coordinated with other construction activities in the vicinity. During construction, it
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is anticipated that up to three tower cranes will be used for erection of the superstructure. The
three tower crane locations are shown on the Site Logistics Plan submitted within the report.

6.5  Air Quality. Section 5.5 of the Program EIR evaluates the impacts of
implementation of the Specific Plan on Air Quality. The Program EIR
determined that, on a cumulative level, the North Village project would
contribute t0 a current violation of the state and federal PM;, standards
and that this contribution would be significant and unavoidable. The
impacts of the Mammoth Hillside project were covered in the Program
EIR and the Mammoth Hillside project does not increase the impacts
beyond those anticipated. The following mitigation measures
recommended in the Program EIR will be incorporated as part of the
Mammoth Hillside project: Mitigation measures 5.5-1a and 5.5-1b, which
mitigate short-term air quality impacts; and mitigation measure 5.5-2a
through c, which mitigates long-term PM; air quality impacts.

The project will help to lessen air quality impacts by reducing motor vehicle trips
due to its location near the gondola to the ski area and the hub of public transit services to the ski
area and Town. The project provides owner and guest services such as food and beverage areas,
meeting space, spa and fitness facilities, and skier and bicycle services. These facilities will not
be available to the general public but provide convenience to the owners and guests of the
Condominium Hotel.

6.6 Noise. Section 5.6 of the Program EIR evaluates the noise impacts of
implementation of the Specific Plan. The Program EIR determined that no
unavoidable significant impacts beyond those previously identified in the
1991 EIR and the 1994 EIR Addendum would occur as a result of
implementation of the Specific Plan. Short-term, long-term, stationary and
curnulative noise impacts are mitigated to less than significant levels by
incorporation of mitigation measures. In connection with development of
the Mammoth Hillside project, the following mitigation measures
recommended in the Program EIR shall be incorporated: Mitigation
measures 5.6-1a through 5.6-1¢, which mitigate short-term construction
noise impacts, mitigation measures 5.6-2a and 5.6-2b, which mitigate
long-term noise impacts; and mitigation measures 5.6-3a through 5.6-3d,
which mitigate stationary noise impacts. Pursuant to mitigation measure
5.6-3a, a site-specific noise analysis will be required to determine the
impact of stationary noise.

The applicant has provided a Construction Management Plan. This plan calls for
storage of some construction materials at rented space in the Mammoth-Yosemite Airport.
Storage and construction parking areas are also to be located on the Phase II portion of the site.
Access will be taken from Lake View, Lake Mary, and Canyon. Traffic Control, site security,
construction worker parking, material storage, and haul routes must be approved by the Town
and shall be coordinated with other construction activities in the vicinity. During construction, it
is anticipated that up to three tower cranes will be used for erection of the superstructure. The
three tower crane locations are shown on the Site Logistics Plan submitted within the report.
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6.7

Geology. Soils and Seismicity. Section 5.7 of the Program EIR evaluates
impacts of implementation of the Specific Plan on Geology, Soils and
Seismicity. The Program EIR concludes that no unavoidable significant
impacts beyond those previously identified in the 1991 EIR, the 1994 EIR
Addendum and The Town's General Plan EIR will occur. The impacts of
the Mammoth Hillside project were covered in the Program EIR and the
Mammoth Hillside project does not increase the impacts beyond those
anticipated. In connection with the Mammoth Hillside project, the
following mitigation measures recommended in the Program EIR will be
incorporated: Mitigation measure 5.7-1, which mitigates impacts on
topography; mitigation measures 5.7-2a through 5.7-2¢, which mitigate
impacts on slopes and stability; mitigation measure 5.7-4 and 5.7-5, which
mitigate impacts relating to erosion hazards; mitigation Measure 5.7-6,
which mitigates impacts relating to seismic hazards; and mitigation
measure 5.7-7, which mitigates impacts relating to volcanic hazards. As
explained in the Program EIR, individual projects will be subject to review
and approval by the Town Engineer on a project-by-project basis and
conditions may be imposed as a result of site-specific studies in
compliance with applicable Town, state and federal codes. Pursuant to
mitigation measure 5.7-1, a site-specific geotechnical soils analysis will be.
required.

A preliminary geotechnical report has been prepared based on conceptual plans
(Sierra Geotechnical Services, Inc., March 2004). The report indicated that the project
engineering is feasible. However, final grading and foundation plans should be reviewed to
determine whether the conclusions of the report warrant reconsideration.

6.8

Hydrology and Drainage. Section 5.8 of the Program EIR evaluates the

‘impacts of implementation of the Specific. Plan on Hydrology and

Drainage. The Program EIR concluded that no unavoidable significant
impacts beyond those previously identified in the 1991 EIR and the
1994 EIR Addendum and The Town's General Plan EIR will occur.
Mitigation measures set forth in the Program EIR mitigate impacts to a
level less than significant. The impacts of the Mammoth Hillside project
were covered in the Program EIR and the Mammoth Hillside project does
not increase the impacts beyond those anticipated. In connection with
development of the Mammoth Hillside project, the following mitigation
measures recommended in the Program EIR will be incorporated:

_ Mitigation measures 5.8-1a through 5.8-1c, which mitigate impacts

relating to drainage and runoff; and mitigation measures 5.8-2a through
5.8-2d and 5.8-3, which mitigate impacts relating to surface water quality.

A preliminary drainage study has been prepared (CFA, Inc., November 2005).
The report was prepared assuming a 60 percent coverage of impervious surfaces, while project
plans indicate a 68 percent coverage. Either the report needs to be revised, or project plans need
be revised to be consistent. The report indicates that drainage system will utilize drop inlets,
swales, and grading to direct flows from the proposed structures. Erosion control and storm
water treatment measures will be placed in areas of possible erosion.



6.9 Biological Resources. Section5.9 of the Program EIR evaluates the
impacts of implementation of the Specific Plan on Biological Resources.
The Program EIR concludes that no unavoidable significant impacts
beyond those previously identified in the 1991 EIR and the 1994 EIR
Addendum and the Town's General Plan EIR will occur. The Program EIR
includes mitigation measures which mitigate impacts to species of
concern, sensitive natural communities, wildlife corridors and cumulative
conditions to a level less than significant. The impacts of the Mammoth
Hillside project were covered in the Program EIR and the Mammoth
Hillside project does not increase the impacts beyond those anticipated.
The Mammoth Hillside project is proposed to be developed on a site that
currently supports a temporary staging area, construction materials, and
associated parking. The following mitigation measures identified in the
Program EIR will be incorporated in the Mammoth Hillside project:
Mitigation measures 5.9-2a through 5.9-2d 5.9-2 k, which mitigate
impacts relating to sensitive natural communities. '

The applicant contends that the landscape design along the structure’s sides, and
adjacent to Lake Mary and Canyon will introduce plantings that “replace™ the natural experience
by making the Mammoth Hillside project appear as if it has been developed in a natural sefting.
Consistent with the NVSP (item 16, page 47), all removed trees greater that 12 inches diameter
shall be replaced on a one-for-one basis either on-site or on an off-site location approved by the
Town. Trees used for re-vegetation shall be a minimum size of 2-inch caliper. The applicant also
contends that the mature trees within the pool and spa area on the west side of the structure will
be retained and incorporated into the project’s design to maintain a natural mountain setting.
Review of the tree removal and retention plan and the landscape plan indicates that a large
number of mature trees will be removed to accommodate the structure, access, and street
frontage improvements, but a large number of replacement trees will be planted.

6.10 Public Services and Utilities. Section 5.10 of the Program EIR evaluates
impacts of implementation of the Specific Plan on Public Services and
Utilities. The Program EIR concludes that no unavoidable significant
impacts beyond those previously identified in the 1991 EIR and the
Town's General Plan EIR will occur. The Program EIR concludes that the
impacts are mitigated to a less than significant level with incorporation of

" specific mitigation measures. The impacts of the Mammoth Hillside
project were covered in the Program EIR and the Mammoth Hillside
project does not increase the impacts beyond those anticipated.

In connection with development of the Mammoth Hillside project, Development
Impact Fees will be paid in accordance with the Town's current DIF Mitigation Program in order
to mitigate impacts on public facilities and services covered by the DIF program. In addition, the
following mitigation measures recommended in the Program EIR will be incorporated:
Mitigation measures Section 5.10-1a through 5.10-1c and 5.10-2, which mitigate impacts
relating to fire protection and police protection; Mitigation measure 5.10-3, which mitigates
impacts to schools; Mitigation measures 5.10-4a and b, which mitigate impacts on snow removal
and roadway maintenance; Mitigation measure 5.10-5, which mitigates impacts on libraries;
Mitigation measure 5.10-6, which mitigates impacts on recreation; Mitigation measures 5.10-7
and 5.10-8, which mitigate impacts to wastewater (sewer) and water, including payment of fees



to Mammoth Community Water District (MCWD); and mitigation measure 5.10-9, which
mitigates impacts relating to solid waste.

Many of the infrastructure improvements within the North Village area, including
the re-alignment of Canyon, the installation of drainage improvements, and water and sewer
lines have been completed. Section 2.f of the NVSP calis for a pedestrian bridge over Canyon to
link the east side of the road to the Gondola Plaza. The project will be required to provide this
pedestrian bridge prior to Certificates of Occupancy being issued by the Town.

The Site Plan states that solid waste will be stored in conditioned space inside the
building prior to pick up. Sheet C2.0 of the plans indicates that solid waste storage will be
accommodated within the loading dock structure. Approval of the project will be conditioned to
require a trash compactor system and recycling facilities to be located within this area.

Section 20 (page 42) of the NVSP requires a snow storage, snowmelt, and
removal plan to be submitted with the application. The applicant has indicated that all driving
surfaces, pedestrian paths, and the spa/pool deck areas will be equipped with a snowmelt system.
The Site Plan (Sheet C2.0) indicates the areas proposed for snow storage. The driveway and path
areas are shown to measure 46,000 square feet in area. At 75% of this area, 34,125 square feet of
snow on-site storage area is required. The Site Plan indicates areas totaling 36,595 square feet
that can be utilized for the storage of snow. As discussed earlier, hardscape areas encroaching
closer that ten feet to the Lake Mary and Canyon property lines will impede roadway snow
storage abilities, '

Consistent with the Parks and Recreation Element (page 84) of the NVSP, all
hotels, full-service or specialty lodging projects shall provide appropriate recreational amenities
for their guests. In addition, projects must pay their fair-share contribution to the Town for public
parks and other recreational amenities. The project provides a spa area with sauna and steam
rooms, massage rooms, an exercise room, swimming pools, a lounge area, and other recreational
amenities. These areas total approximately 40,300 square feet to address the Parks and
Recreational Element of the Specific Plan. An area to the west of the structure will be retained in
its natural forested area and improved with walking trails as a recreational amenity for the
project.

6.11 Cultural Resources. Section5.11 of the Program EIR evaluates the
impacts of implementation of the Specific Plan on Cultural Resources.
The Program EIR concludes that no unavoidable significant impacts
beyond those previously identified in the 1991 Final EIR and 1994 EIR
Addendum and the Town's General Plan EIR will occur. Specific
mitigation measures are included in the Program EIR. The impacts of the
‘Mammoth Hillside project were covered in the Program EIR and the
Mammoth Hillside project does not increase the impacts beyond those
anticipated. In connection with development of the Mammoth Hillside
project, the following mitigation measure recommended in the
Program EIR will be incorporated: Mitigation measure 5.11-le, which
mitigates impacts relating to archaeological/historical resources and
mitigation measure 5.11-2 which mitigates impacts on burial sites.
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Mitigation Menitoring and Reporting Program
For the Mammoth Hillside project

(Note: All referenced Mitigation Measures
are from the Subsequent Program EIR
for the North Village 1999 Specific Plan Amendment:
SCH #99-092082)

Aestheties/Light and Glare Impacts: Mitigation measures 5.3-1a through 5.3-1f and
5.3-1j and k, which mitigate impacts on visual character; mitigation measures 5.3-2a and
b, which mitigate impacts on scenic vistas and resources; and mitigation measures 5.3-3a
through 5.3-3d, which mitigate impacts on light and glare. Including: (1) Grading shall be
minimized to the extent feasible to accommodate the proposed project. Cut slopes and fill
slopes shall be contoured to help blend with the adjacent natural terrain; (2) All graded
areas shall be immediately re-vegetated to blend with existing native landscape. Native
plant materials shall be utilized throughout the project; (3) Removal of existing trees shall
be avoided where possible. Excessive covering of tree roots with fill material shall be
avoided; (4) Retaining walls shall be faced with rock material or constructed of other
decorative material to the satisfaction of the Community Development Director; (5) The
Landscape Plan shall be implemented with the project construction; and (6) All exterior
lighting will conform to the Town of Mammoth Lakes requirements for shielding, glare
reduction, down-direction, and lumen level output as required by the Town’s adopted
Lighting Ordinance. The specific fixtures selected will be reviewed through the Town’s
Design Review and discretionary approval process. Implementation of these mitigation
measures shall be assured by the Town’s Community Development Department and
Engineering staff. Building location will need to be revised to maintain a 20-foot setback
along non-NVSP property frontages.

- Traffic and Circulation Impacts: based upon the traffic analysis used as the basis for

the Program EIR assessment of traffic/circulation impacts, the following mitigation
measures are required for the Mammoth Hillside project: 5.4.1a through ¢, 5.4-2¢, 5.4-21,
542, 5.4-3a, and 5.4-4 through 5.4-6. Pursuant to mitigation measure 5.4-3a, a site—
specific share parking analysis is required.

The three mitigation measures recommended by the traffic analysis will be required for
the project. In addition, adequate site distance to the north shall be demonstrated, or
additional mitigation will be required. A total of 261 parking spaces will also be required,
in addition to three check-in spaces. Parking space dimensions and layout shall be
clarified and/or revised. '

Air_Quality lmpacts: The following mitigation measures recommended in the
Program EIR will be incorporated as part of the Mammoth Hillside project: Mitigation
measures 5.5-1a and 5.5-1b, which mitigate short-term air quality impacts; and mitigation
measure 5.5-2a through ¢, which mitigates long-term PMjo air quality impacts. The
primary air quality concerns are short-term fugitive dust emissions resulting from
construction-related ground disturbance. To reduce this potentially significant impact, air
quality mitigation measures consisting of a comprehensive erosion and sediment control
plan will be required as mitigation. For this project, the Town shall require and monitor
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dust control measures during site grading operations including watering to control
fugitive dust emissions. The submittal of plans to control airborne dust, erosion, and
sediment transport shall be required as part of the grading permit application to the Town.
In addition, disturbed areas will be re-vegetated to provide permanent soil stabilization.
An air quality permit is required from the Great Basin Unified Air Pollution Control
District (GBUAPCD). Increased particulate matter (PM 10) from wood burning
appliances and road dust exceeds the State of California thresholds and is considered
significant and unavoidable. Only EPA Phase II wood-burning or gas heating appliances
will not be permitted. Road dust will be controlled by street sweeper maintenance. The
project must conform to the requirements of the Air Quality Management Plan and the
Particulate Emissions Regulations of the Town Municipal Code. In addition, $121 per
unit AQ fee will be required.

Noise Impacts: In connection with development of the Mammoth Hillside project, the
following mitigation measures recommended in the Program EIR shall be incorporated:
Mitigation measures 5.6-1a through 5.6-1c, which mitigate short-term construction noise
impacts; mitigation measures 5.6-2a, which mitigates long-term noise impacts; and
mitigation measures 5.6-3a through 5.6-3d, which mitigate stationary noise impacts.
Consistent with Municipal Code standards, construction hours are limited to between 7
am. and 8 p.m. Mondays through Saturdays and is prohibited on Sundays and holidays.
Adherence to the Town noise standards will reduce adverse noise impacts 10 a level
below significance. A site-specific noise analysis is required pursuant to Mitigation
Measure 5.6-3a to address the impacts of stationary noise sources associated with
operation of the project.

Geology/Soils Impacts: In connection with the Mammoth Hillside project, the following
mitigation measures recormmended in the Program EIR will be incorporated: Mitigation
measure 5.7-1, which mitigates impacts on topography; Mitigation Measures 5.7-2a
through 5.7-2¢, which mitigate impacts on slopes and stability; Mitigation measure 5.7-3,
which mitigates soils impacts; mitigation measure 3.7-4 and 5.7-5, which mitigate
impacts relating to erosion hazards; mitigation measure 5.7-6, which mitigates impacts
relating to seismic hazards; and mitigation measure 5.7-7, which mitigates impacts
relating to volcanic hazards. As explained in the Program EIR, individual projects will be
subject to review and approval by the Town Engineer on a project-by-project basis and
conditions may be imposed as a result of site-specific studies in compliance with
applicable Town, state and federal codes. Topsoil removed during construction activities
will be stockpiled on site and compacted for re-use as fill material beneath the proposed
hospital structure. Erosion and sediment control best management practices will be
employed. A grading permit application will be required from the Town; a Storm Water
Pollution Prevention Plan (SWPPP) will be provided as part of that application to
describe temporary and permanent best management practices to limit erosion and
prevent sediment transport. The applicant shall apply for coverage under the Statewide
NPDES Construction Permit through the Lahontan Regional Water Quality Control
Board (RWQCB). Following the completion of construction, permanent soil stabilization
measures (including landscaping) will be used to minimize erosion. The project shall
comply with building code requirements for Seismic Zone 4 and all recommendations
contained within the Soils Engineering Report (Sierra Geotechnical Services, Inc.
January 19, 2001) shall be followed during site preparation work and structural
foundation design and construction work. Implementation of these mitigation measures
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shall be assured by the Town’s Community Development Department and Engineering
staff.

A preliminary geotechnical report has been prepared based on conceptual plans. The
report indicated that the project engineering is feasible. However, final grading and
foundation plans should be reviewed to determine whether the conclusions of the report
warrant reconsideration.

Hydrology/Drainage/Water Quality Impacts: The impacts of the Mammoth Hillside
project were covered in the Program EIR and the Mammoth Hillside project does not
increase the impacts beyond those anticipated. In connection with development of the
Mammoth Hiliside project, the following mitigation measures recommended in the
Program EIR will be incorporated: mitigation measures 5.8-1a through 5.8-1c, which
mitigate impacts relating to drainage and runoff; and mitigation measures 5.8-2a through
d and 5.8-3, which mitigate impacts relating to surface water quality. Best management
practices will be required to limit erosion and sediment transport during and after
construction. A grading permit application will be required from the Town; a Report of

 Waste Discharge will be provided as part of that application to describe temporary and

permanent best management practices to limit erosion and prevent sediment transport.
Consistent with RWQCB standards, the project shall conform to all requirements for
controlling erosion onsite through BMPs that may include NPDES and SWPPP
permitting. Implementation of these mitigation measures shall be assured by the Town’s

Community Development Department and Engineering staff.

A preliminary drainage study has been prepared (CFA, Inc., November 2005). The report
was prepared assuming a 60 percent coverage of impervious surfaces, while project plans
indicate a 68 percent coverage. Either the report needs to be revised, or project plans need
be revised to be consistent. The report indicates that drainage system will utilize drop
inlets, swales, and grading to direct flows from the proposed structures. Erosion control
and storm water treatment measures will be placed in areas of possible erosion.

Biological Resources Impacts: The following mitigation measures identified in the
Program EIR will be incorporated in the Mammoth Hillside project: Mitigation
measures 5.9-2a through 5.9-2d and 5.9-2 f through k, which mitigate impacts relating to
sensitive natural communities. The Mammoth Hillside project is located adjacent to
developed lands. The site is also developed with existing facilities and structures.
However, in order to limit the impacts to biological resources, several measures are to be
incorporated into this project. As part of the grading permit application and inspection
process, the Town will ensure the following: (1) The establishment of limits of site
disturbance and planned site access routes; (2) tree protection; (3) erosion and sediment
control measures; and (4) restrictions on the movement of heavy equipment. These
protective measures will be clearly marked on site plans for the contractor and developer
and will be assured during site construction by the Town’s Building and Engineering
inspection staff.

Public_Services and Utilities Impacts: The Program EIR concludes that impacts are
mitigated to a less than significant level with incorporation of specific mitigation
measures. The impacts of the Mammoth Hillside project were covered in the Program
EIR and the Mammoth Hillside project does not increase impacts beyond those
anticipated. The Specific Plan requires developers to provide five acres of land per 1000
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population increase. Payment of applicable Development Impact Fees (DIFs) will satisfy
this requirement. In connection with development of the Mammoth Hillside project,
Development Impact Fees will be paid in accordance with the Town's current DIF
Mitigation Program in order to mitigate impacts on public facilities and services covered
by the DIF program. In addition, the following mitigation measures recommended in the
Program EIR will be incorporated: Mitigation measures Section 5.10-1a through 5.10-1¢
and 5.10-2, which mitigate impacts relating to fire protection and police protection;
mitigation measure 5.10-3, which mitigates impacts to schools; mitigation measures 3. 10-
4a and b, which mitigate impacts on spow removal and roadway maintenance; mitigation
measure 5.10-5, which mitigates impacts on libraries; mitigation measure 5.10-6, which
mitigates impacts on recreation; mitigation measures 5.10-7 and 5.10-8, which mitigate
impacts to wastewater (sewer) and water, including payment of fees to Mono County
Water District; and mitigation measure 5.10-9, which mitigates impacts relating to solid
waste. All solid waste will be lawfully hauled to the Benton Crossing Landfiil (or another
site as may be approved by Mono County). To mitigate solid waste disposal impacts and
to extend the life of the landfill, all demolition materials generated by the project will be’
recycled to the extent feasible. The developed project shall initiate a recycling program
for its owners and guests to divert recyclable materials to the extent feasible. These

mitigation measures shall be assured by the Community Development Department to.

divert recyclable materials from the County landfill and to reduce adverse utility and
service system impacts to a level below significant.

Cultural Resources Impacts: In connection with development of the Mammoth Hillside
project, the following mitigation measure recommended in the Program EIR will be

incorporated: Mitigation measure 5.11-le, which mitigates impacts relating to~
archaeological/historical resources and mitigation measure 5.11-2 which mitigates

impacts on burial sites. Two mitigation measures are included for this project in the event
that unanticipated cultural resources are discovered during construction; specifically: (1)
Should evidence of potentially significant cultural resources be discovered during
construction of the project, a mitigation plan shall be developed and completed prior to
further construction or earth disturbance, and (2) The Professional Guide for the
Preservation of Native American Remains and Associated Grave Goods shall be utilized
to protect Native American burial sites should they be discovered. Implementation of
these mitigation measures shall be assured by the Town’s Community Development
Department and Engineering staff

Land Use and Planning Impacts: The Mammoth Hillside project does not conform to
setback requirements. Either project plans require modification to address these issues, or
finding for a variance shall be made. :

Population/Housing Impacts: The workforce housing plan and densities will be
conditioned to be in conformance with Town and state regulations.






= LSC TRANSPORTATION CONSULTANTS, INC:

2690 Lake Forest Road, Suite C
P, 0. Box 5875

Tahoe City, CA 96145

(530) 583-4053

FAX (530) 583-5966

December 21, 2005

Jeff Mitchell, Supervising Administrative Engineer
Town of Mammoth Lakes o
Post Office Box 1609

Mammoth Lakes, CA 93546

RE: 80/50 Hillside (TM36-235) Traffic
Impact Analysis Third Peer Review -
Dear Mr. Mitchell: ; S

With this lette, LSC Transportation Consultants, Inc. would like to provide additional analysis of the
Mammoth Hillside project. Specifically, the purpose of this letter is to provide additional analysis
regarding the proposed project’s parking supply, the Town’s parking requirements, and the parking
s lotlayout. This letter is meant to provide analysis in addition to that contained in our November 29,
2005 and December 5, 2005 letters to the Town. :

The proposed Mammoth Hillside project is within the North Village Specific Plan Ares, for which
reduced town parking supply requirements are applicable. In addition, the North Village Specific
Plan allows for valet parking when the self-parking is exceeded, which provides flexibility in

crowded conditions. Specifically, it states:

" 41l projects shall have a minimum of 3 check-in spaces and guest access fo a
minimum of 10% of the total number of parking spaces. Parking management, such
as valet parking, shall be provided when parking demand exceeds parking supply.”

The Mammoth Hillside Traffic Impact Analysis (LSA, December 2005) indicates the project must
construct 261 parking spaces upon build out of Phase 1 and an additional 73 spaces upon build out of
Phase 2, based upon the North Village Specific Plan parking requirements. This equates a total of
334 spaces at build out. Applying the valet parking requirement identified above, the project is
required to provide 26 self-park spaces on site under Phase 1 and an additional 7 non-valet spaces
upon build out of Phase 2 for a total of 33 spaces. By providing parking that is readily availsble to
guests, it will allow the valet program to “keep up” with the number of inbound vehicles during peak
periods without allowing vehicle queues to form onto nearby streets. The 26 self-park spaces should
be provided on the entrance leve] of the garege. _ :

According to the Mammoth Hillside Traffic Impact Analysts, the project is expected to generate 104
entering and 87 exiting trips during the p.m. peak-hour on a weekend upon build out of Phase 1.
Assuming a peak-hour factor of 0.9 and using queuing analysis methodologies presented in the




Mr. Jeff Mitchell, o . Page? December 21, 2005
80/50 Hillside Parking Peer Review :

Institute of Transportation Engineers Traffic Engineering Handbook, in order to have no more than
26 vehicles “waiting” to be valet parked at a 100 percent confidence level, & vehicle must be valet
parked roughly every 20 seconds. Assuming it takes each valet 5 minutes to park a vehicle and
return to drive off a second vehicle, approximately 15 valet parking attendants would be nceded. In
order to maintain less than 26 vehicles “waiting” to be parked at a 95 percent confidence level, the
service rate could be lessened to one car parked every 28 seconds, indicating the need for at Jeast 11
parking attendants, : '

‘Without some guarantee that the parking garage will be adequately staffed, the lack of parking
readily available to arriving drivers to leave their cars results in the potential that the valet parking
will pot meet parking demand needs (though it would be in the best interest of the property managers
1o limit vehicle delays and queues at the parking garage entrance). Therefore, we suggest that the
Town teserve the right to put future conditions on the project if a parking problem is found to occur.
This may require that the project conduct a parking monitoring program every year until the project
is occupicd and then five years after project completion. If the parking garage is found to not -
adequately meet patking demand and avoid having arriving vehicles park on-street or in other off-
site locations, additional off-site lots may be required.

The following are additional' comments LSC bas regarding the parking lot design:

1. According to Town standards, grades within parking garages should not exceed 12 percent..
Conformance with this standard should be proven by the project applicant. The “preakover”
angle or vertical curvann'eatthebeginninganﬁendofmhgmdeshouldalsabeshommbe

adequate, to avoid vehicles high-centering or scraping bumpers.

2. The current parking layout contains vary narsow aisles in some locations. Under valet
parking conditions, parking would be feasible assuming that the valet has time to make three-
and four-point turns in order to get cars parked in the valet spaces. However, considering the
time constraints with which the valets will be faced, as discussed sbove, the provision of
such narrow aisle widths is not recommended. o

3. Aisle widths at the ramps and the entrance are not adequate. The Town of Mammoth Lakes
generally requires that parking garages are designed for 8 mininum of a 30-foot outside '
turning radius, although a 26-foot radius could accommodate a passenger vehicle (including
SUVs) according to AASHTO (American Association of State Highway and Transportation.
Officials). At most locations, such as the ramp entrances on the first level, as little as 16 foot
of turning radius is currently shown on the site plan. o

4. The project applicant should provide two parking plans for review. The first should show the
valet parking layout used during peak periods, identifying where 261 spaces are provided in
Phase I and 334 in Phase II. The second should show the parking layout used during periods
(such as the off seasons), when drivers can seif-park and a valet parking is not necessary.
During self-park, the parking layout will need to effectively meet the existing Town
geometric standards for parking facilities.
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5. Based upon the discussion sbove, the parking lot should be redesigned to accommodate the
following dimensions: | -

s, Valet Parking Layout

i Minimuin of 12-foot drive lanes (one-lane aisles may be allowed under valet
i Sitions). _ | o

i Provide at least 10 percent self-park spaces for guests.
iii.  Provide26-foot turning radius for entrance and ramps.

b, SelfParking Layout

o Minimum of 24-foot aisles (this width can include space used for additional
- walet-only spaces). ' , ) SR ‘ :

i, Provide 30-foot outside turning radiug for enfrance and ramps.

iii. Paraﬂci-parking gpaces should be at least tn feet wide by 24 feet long.

v ' v v

If you have any additional questions or comments regarding the parking recommendations presented
herein, please contact our office. | :

‘Respectfully Submitted,
LSC TRANSPORTATION CONSULTANTS, INC.

A s

by /g L
Rebecca L. Bucar, PE, Project Engineer

Enclosed: ITE Queuing Analysis
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ABLE 3: Mammoth Hiliside Parking Queue Analysis For Single Quemm « 95 Percent Confidence
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2690 Lake Forest Road, Suite C
. PO.BaxS5875 .
 Tahos City, CA 96145

L (530) 583-4053 -

| FAX(530) 583-5966- |

CREr A N,
December 5, 2005 o |
Jeff Mitchell, Supervising Administrative Enginesr
Town of Mammoth Lakes. o o

Post Office Box 1609
Mammoth Lakes, CA 93546

 RE: 80/50 Hillside (TM36-235) Traffic
Impact Analysis Seoond Peer Review

Dear Mr. Mitcheil:

" With this letter, LSC Transportation Consultants, Inc. would like to present our peer review of the-
updated Mammoth Hillside Traffic Impact Analysis prepared by LSA Associates, Inc. (November, :
20085). ‘We have reviewed both drafts of the study and this letter is meant to provide our review of the
updated study, which incorporated many of the changes we suggested in our first peer review letter, |
sent November 29, 2005. Our subsequent review of the Mammoth Hillside Traffic Impact Analysis

is summarized below. |
Accuracy of the Level of Service (LOS) Analysis -

LSC reviewed the LOS calculations for accuracy in the lane configuration, s:gnalummgparamem
and traffic volumes and found all of these parameters to be correct. The LOS changes we suggested
inouriniﬁairevicwofﬁw-smdymbemmh ' ' o

Cumulstive Analysis

The traffic analysis has been updated to inchude all projects that the Town of Mammoth Lakes has
The trip generation and assignment used for these projects was found to be reasonable.
The revised cumulaﬁvepmject analysis did not result in the need for additional LOS mitigation

Parking Analysis

As the parking site plan was not developed by LSA, our initial ccmménts regasdmg parking ﬁm
need to be addressed. These comments were as follows:

«  The parking graphic provided to us by the Town appears to have several discrepancies regarding
the number of parking spaces provided by the project. For example, the lower level graphic
indicates a total of 160 stalls, although only 158 are shown on the graphic. On the upper parking
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level, the graphic indicates 54 stalls are provided, although only 50 are shown. The comrect -
number of parking spaces (46) is shown for. the top parking level. Regardless, this suggests that
only 254 parking spaces are provided, although the report indicates 261 spaces are required upon
build out of Phase 1. _ : . - . '

. LSCdidnefcheekﬁegmdz‘sonthedﬁvélaaes.Hawevex,thegmdesonallmﬂipsshouidbe. '

identified by the architect and reviewed by the Town for adequacy, along with the “breakover”™
angle at the beginning and end of each grade. Typically, grades along ramps should be Jess than
17 percent, although any applicable Town standards should also be reviewed. In particular, it
appcars_ﬂmtthsegmdeunﬂwenmcemmpmaycxméammnahiem '

' Mitigation Measures

We agree with all the mitigation measures ideﬁﬁ_ﬁéd in the traffic analysis, However; our initial |
comment regarding the sigl:a;tdistancga!cng Canyon Boulevard to the north still needsto be

 addressed. Our comment was as follows:

Although the report states there is adequate sight distance io the north of the site access, if a bus is
parked at the transit center it could potentially block sight distance to the north, Given the transit
center is a direct hub of all transit routes in the community, sight distance measurements from the
driveway need to assume a bus is parked in the bay. Unless it can be proven that adequate sight
distance can be achieved to the north assuming a bus is parked adjacent to Canyon Boulevard,
mitigation will be requirved. This mitigation may include, but is not lmited to, the reduction of
speeds along Canyon Boulevard or the redesign of the transit center bus parking.

v v v

If you have any additional questions er comments mgm&ngtheuaﬁcrecemmmdammﬁrmﬁts
presented herein, please contact our office. o

Respectfully Submitted,
1SC TRANSPORTATION CONSULTANTS, INC.

WW—&:@—-—'

Rebecca L. Bﬁcar, PE, Project Engineer




LSC TRANSPORTATION CONSULTANTS, INC.

. 2690 Lake Forest Road, Suite C .
. ¢ PO/Box 5875
| Tahoe City; CA 96145
oo (530) S83-4053
. FAX (530) 583-5966 -
Website: www.isctahoe.cotn

T e,

" November 30,2005

Jeff Mitchell, Supmsmg Admipi#ﬁ'ativg Engineer

Town of Mammoth Lakes
Post Office Box 1609~ .
Mammoth Lakes, CA 93546 |
RE: 80/50 Hillside (TM36-325) Traffic '

'With this letter, LSC Transportation Consultants, Inc. would like o present our peer review of
the Mammoth Hillside Traffic Impact Analysis prepared by LSA Associates, Inc. (November,
2005). The goal of our work is to validate the technical analysis prepared by LSA and assist the
Town in the development of adequate transportation-related mitigation measures. The Mammeoth
Hillside project proposes to construct the following uses in two phases, with public access off -
Canyon Boulevard and Lakeview Boulevard and service access provided off of Lake Mary Road:

. 103 studio / one-bedroom condominium units - 3 s 3 fl
’ 53 two-bedroom condominium units - - : )
. 34 three-bedroom condominium units

. 4 four-bedroom units ,

. 37 employee housing units

. 5,800 square feet of retail use .

Phase2 ‘ j
. 26 three-bedroom townhome units
. " 15 two-bedroom townhome units

'REVIEW OF TRAFFIC STUDY

Our review of the Mammat}i Hillside Traffic Impact Analysis is summarized below.




Town of Mammoth Lakes ‘ S R L e T
| ”A“dequéqy of Study Area Analyzed

The traffic analysis included LOS c_a'.lcuiatidns at the following seven intersecti ons e -

' Main Street / Minaret Road
Lake Mary Road / Canyon Boulevard
Lake Mary Road / Lakeview Road
Hillside Drive / Canyon Boulevard -

Lakeview Boulevard / Canyon Boulevard

" % 5 ® B % B8

Given the project is expected to generate approximately 200 p.m. peak-hour trips; thisisa:
reasonable study area. Although the project will likely have relatively small impacts toother. - =
intersections in the Town, these traffic impacts would be mitigated by the project’s payment of
Development Impact Fees.. S c T e

Design Volumes Analyzed -

LSC reviewed the existing and cumulative design volumes. Thesources of the design voiumes - ,
and the methodology used in developing the design volumes were discussed with Les Card, P.E: .
at LSA and found to be reasonable.. D : . S

Trip Generation

The trip generation estimates in the Mammoth Hillside Traffic Impact Analysis are based upon ]
the Mammoth Traffic Model daily rates and the I7E Trip Generation Manual (Institute of - U
- Transportation Engineers, 2003) peak-hour to daily trip rate ratios. Thisisa freasonable approach

and is consistent with the methodologies typically employed for other traffic analyses within the - Fan
Town, and typical traffic engineering practice. o ST

In the traffic analysis it is also assumed that the proposed retail uses would not generate any

external trips, as the retail would consist of condominium amenities such 4s a spa or restaurant,

which would not be advertised outside the development. Thisis a reasonsble assumption = =~

considering that the development will likely contain a large portion of vacationers and will

operste similar to & hotel. Per ITE, a typical condominium unit gencrates 5.67 vehicle trips per

anit on a Saturday. The higher vacation condominium trip rate used in the Mammoth Traffic

Model is partially due to the fact that the vacation condominiums act more like hotels and, ,
 therefore, include the additional trips generated by employees and amenities, This is validated by .

the fact that the ITE Saturday trip rate for Hotel is 10.5 frips per occupied room and 8.19 per '

room (the condo rate is 9.0 trips per unit) and the Hotel land use is defined to include amenities

such as convention facilities, recreational facilities, and other retail and service shops.
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womroximtety 3 of the s proposed by the development would conain ockcoff s, These

Jock-off rooms could be used by scparate travel parties, and thus would generate additional

traffic. In order to analyze the “worst case” scenario, the project trip generation ghould be rev:sed '

to assume each lock off unit operates as-a hotel room. Therefore the trip generation of 32 hotel
rooms should be added. LSC has discussed this approach with LSA, and LSA has indicated they
wiilmakethischangetqtheuipgene:aﬁm , . ' S

" Trip Distribution

The Mc anaiyms assumes that 30 yercent of the trips generated by the residential uses would

' travel to/ from the Village or the Goudola and would, therefore, be pedestrian trips. LSC =~
 believes this is a reasonable estimate considering the large amount of existing and proposed-to-
pe-built retail in the Village and the high percentage of people staying in the condominiums that
canbeexpecteﬁ'tobeskiingenaSmday.' S . L

' Aside from the 30 percent of the traffic assigned to the Village area, 10 paemtwas assigned to

‘Canyon Boulevard to the west, 10 percent was assigned to Minaret Roead to the south, 30 percent -

was assigned to Main Street to the east, and 20 percent were assigned to Minaret Road to the

north. This is a reasonable distribution of traffic for a typical winter Saturday. Although many

Skimwmacceg.s.the&kiareaviathevmageﬁondola,someskimwinsﬁnusemeﬁ‘ fain Lodge.

'Accuracy of the Level of Service _(LOS) Analysis _

. LSC reviewed the LOS caléuiatidns for accu;mcy in the lane configuration, signal timing .
- parameters, and traffic volumes and found all of these parameters to be correct. In general, the '
LOS analyses are accurate. However, we have the following comments: B

1o Table C, the LOS for the Lakeview Drive / Hillside Drive intersection should be LOS B
(not LOS A) at 10.1 seconds of delay per vehicle.. ' S . '

In Table E, the delay reported for the Minaret Raa& { Forest Trail roxmc{abouf (9.8' seconds
per vehicle) does not match the LOS calculation sheet in the appendix (9.0 seconds per '
vehicle), although it is reported correctly in Table G. , -

LSC typically suggests the use of aaSIDRA or RODEL for roundabout LOS analyses as the
FHWA and HCM methodologies tend to over-simplify roundabout operations and do not
take into account roundabout geometrics such as entry width and island diameter. The
FHWA Roundabout Method was used in this traffic analysis. However, the Minaret Road /

'Forest Trail roundabout has been identified to operate adequately at build out conditions in

the Mammoth Lakes General Plan Draft EIR (which used 2aSIDRA). Therefore, as long as”
the land uses of the proposed project are included in the General Plan land uses, an additional
2aSIDRA analysis is not necessary and the FHWA methodology is adequate for this
planning-level analysis. o - _

- - Page3 ~ November 30, 2005
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'« A peak-hour factor of 1.0 was used in the LOS anaiysié at the Hiils‘ide‘Dﬁve / Canyon

Boulevard, Lakeview Boulevard / Hillside Drive, and Lakeview Boulevard / Canyon
Boulevard intersections. Typically a peak-hour factor of 0.95 or less is used in LOS

" calculations. However, in this case, the use of a lower peak-hour factor would not resultin a
difference in the results of the traffic analysis, as the LOS at these three intersections is more

The above comments are minor and do not affect the outco e of the traffic analysis.
Cmniaﬁve Anaiyﬂs .

Although the methodology used to estimate cumulative conditions is reasonabfe, the Town of R
Mammoth Lakes has recently requested that LSA expand the list of cumulative projects to be o

assumed for future analysis. Therefore, the cumulative analysis will need to be revised. The .

revised cumulative project analysis could result in additional LOS mitigation measures.

Parking Analysis

LSC reviewed the parking demand tables (Table H and Table I) in the report. The North Village
Specific Plan parking requirements were appropriately applied to the land uses. However, the
employce housing parking requirement was provided to LSA by the applicant and cannot be
substantiated by LSC. Therefore, the Town should check that the employee parking requirements

are adequate.

The project proposes tandem or stacked parking. All parking would be mﬁnﬁged via a valet -
system operated 24 hours a day, seven days a week. LSC reviewed the proposed parking
configuration for Phase 1 and has the following comments: . :

« The parking graphic provided to us by the Town appears to have several discrepancies
regarding the number of parking spaces provided by the project. For example, the lower level
graphic indicates a total of 160 stalls, although only 158 are shown on the grephic. On the
upper parking level, the graphic indicates 54 stalls are provided, although only 50 are shown.
This suggests that only 254 parking spaces are provided, although the report indicates 261
spaowarerequireduponbzﬁldomofi’hasel. .

+ It should ‘be noted that in some cases two vehicles will need to be moved to g&m accessto a
third. This could, in some cases, increase the wait time for people accessing their cars.

« The parking areas are indicated to be roughly 9 feet by 18 feet, which is reasonable and
within industry standards. '

s LSCdidnot chéck the grades on the drive lan&é. However, the grades on all ramps should be
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identified by the architect and reviewed by the Town for adequacy, along with the
“preakover” angle at the beginning and end of each grade. Typically, grades along ramps

should be less than 17 percent. In particular, it appears that the grade on the entrance ramp
may exceed 8 reasonable grade. . Y _

Mitigistion Measures _
The traffic analysis identifies the following mitigation measures:

« Provide a northbound lefi-turn lan_e_aloézg Canyon Boulevéfd into the site. LSC agrees with
this recommendation. - . o ' . .

« Provide an area 10 feet from the back of the curve for a distance of approximately 120 feet
free of obstructions at the Canyon Boulevard access to maintain adequate sight distance.
LSC agrees with this recommendation. However, it should be noted that the Highway
Capacity Manual states that, when possible, adequate corner sight distance should be
provided at intersections. Where restrictive conditions exists, adequate stopping sight
distance should be provided. The traffic analysis indicates that the minimum stopping sight
distance is provided, but adequate corner sight distance is not. '

In addition, although the report states there is adequate sight distance to the north of the site
access, if a bus is parked at the transit center it could potentially block sight distance to the
north. Given the transit center is a direct hub of all transit routes in the community, sight
distance measurements from the driveway need to assume a bus is parked in the bay. Unless
it can be proven that adequate sight distance can be achieved to the north assuming a bus is
parked adjacent to Canyon Boulevard, mitigation will be required. This mitigation may
include, but is not limited to, the reduction of speeds along Canyon Boulevard or the redesign
of the transit center bus parking. E ' o

« Reconfigure the Lakeview Boulevard / Lake Mary Road intersection to provide a separate -
southbound right- and southbound lefi-turn lane. The updated Proposed Action Alternative
traffic analysis for the Town of Mammoth Lake General Plan EIR indicates that a westbound
acceleration lane would also be required upon build out of the general plan. However, as the .
southbound left- and right-tumn lane mitigates the short-term curnulative analysis impacts, this

is an appropriate mitigation measure. o

Note, however, that the revision of the trip generation and cumulative impacts may reguji in the
identification of new mitigation measures. -
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CGNCLUSIONS

In conclusion, LSC finds the traffic study to be reasonably accurate and valid, However, the
following changes / additions should be made: - ‘ _

. The tnp geaﬂzatxen associated thh the lock-off units shouid be ad&ed.

« The trip generation of addmonal projects should be added to the cumulative ana!ysxs, as

direcied by the ’I‘own of Mammeth Lakes.

+ Level of Service and assocnated traﬁc mztlgatson measures should be reasswsed.

- Venﬁcanon by the' architect that an adequate number of parkmg spaces shouid bc pmwded.

« Verification should be made that the grades (and the change in gades) along the dnve lane i in

- L8C TRANSPORTA’!'ION COIQF:ULTANTS INC

vy Florccm Lot

theparkmgstructurearemthmtownandmdusn'ystandards.

« The impact of temporary S1ght dxstance bleckages to the north caused by buses shbuld be
 analyzed. '

As revisions to the cumulative analys:s and tnp generatmn are requxred, the results of the traffic
analysis may change. Therefore, it may be beneficial for LSC to conduct a review of the revised
draft of the TIA. If you have any additional questions or comments regarding the traffic '
rmmmendanons and results pxﬁcnted herein, please contact me.

precxfully Submitted,

2/

Rebooutt L Bwar, PE, Pm;em Lngxnm




Craig Oi'éon

rom ~ Becky Bucar [becky@lsctahoe.com]
IR - : Thursday, January 05, 2006 12:55 PM

To: : Peter Bernasconi

Ce: . Bill Taylor; Craig Otson; Jeffrey Mitchell

Subject: . Mammoth 80/50 Hillside (TM36-235)

Per our telephone conversation, the following are additional items pertaining to our
review of the Mammoth Hillside TIA. S _ '

1-Although not always striped as such, it should be noted that the Lake Mary Road/Lakeview
Boulevard intersection already containg a separate southbound left and right-turn lane.
Therefore, it may be worth changing the mitigation from sprovide a separate. southbound
left and right turn lane” to "require the striping and signing of separate left and right
turn lanes on the southbound approach so that they are used as such." Also, as the CIP
requires the installation of hydronic heating on the Lakeview approach to this
intersection to improve safety in snowy conditione, this may also be considered an
appropriate mitigation meagure by the Town. ' _

2.The TIA suggests widening Canyon Boulevard by 10 feet to provide for a left—tur# lane
inte the site. AR 11-foot wide left-turn lane is recommended at a minimum.

3-The trip generation for the nMammoth College and Cultural Center® shown in Table D seems
low, especially considering the College site will include a 16,000 square foot public
county library and roughly 300 dormitory rocoms. o

The Saturday trip generation for this project should be verified.

4-The applicant ghall show whether 50-foot trucks can turn around in the service access
area turnarocund without having to enter inte Lake Mary Road. : : s '

‘. _eape let me know if you have questions or need clarification.

Becky

Rebecca L. Bucar, P.E.

Project Engineer :

L8C Transportation Consultants, Inc.
2690 Lake Forest Rd. / PO Box 5875

. Tahoe City, California 96145

p: (530)5831-4053 F: (530) 583-5986
pecky@lectahos.com

No virus found in this incoming megsage.
checked by AVG Free Bdition.
versiom: 7.1.371 / Virue Database: 267.14.13/221 - Release Date: 1/4/2006



Craig Olson-

Fio ot e Becky Bucar {becky@isctahce.com]

Senc . Wednesday, December 28, 2005 10:09 AM
To: , Bill Taylor; becky@lsctahoe.com

Ce: ' Jeffrey Mitchell, Craig Olson
‘Subject: RE: Mammoth Hillside

Bill,

Based upon our last jetter, it is clear that the parking layout does not

meet the 30-foot outside turning radius criteria. In some locations,

this will regquire a relatively major redesign of the parking lot. For

example, on the top jevel a l6-foot outside turning radius is provided

into and out of the ramp. In order to widen this radius to 30 feet, a

. portion of the employee housing may need to be eliminated. Therefore,

. as the parking layout may significantly change in order toc provide

. proper turning radii, my analysis of valet versus self~park spaces'may
be relatively premature. .

Regardless, I did go through the site plan to see what spaces would be
105t if valet parking was eliminated. I estimate that allowing valet
parking in the Mammoth Hillside site increases the number of parking
spaces by roughly 70 percent. . B .

Becky

——==-Original Message~-—--"— :

From: Bill Taylor [mailte:wtayloreei.mammath—kakes.ca.us]
+: Tuesday, December 27, 2005 3:10 PM ’
: pecky@lsctahoe.com . ) :

Ca: Jeffrey Mitchell; Craig Olson

Subject: RE: Mammoth -Hillside

Thanks again for the clarification. While most of our guests do not
drive oversize vehicles, we do get our share of suburbans, expeditions
excursions, etc. In the parking design proposed, every car must '
maneuver the turng, SO we are pretty committed to our standard.

With regard to the 2nd part, this is in response to the NVSP requirement
of providing valet parking if parking demand exceeds parking supply. It
is clear that when you have a typical double-loaded 24' aisle, valet
service can provide a 20-25% increase in parking, S0 2 100 space. garage
should be able to accommodate about 125 cars with valet. Given the
design that is propesed for Mammoth Hillside, with double and triple
tandem and narrow aisles, it appears that there is no opportunity to
increase the capacity with valet .parking. We just want to be certain
that we have evaluated the ratios of designated spaces to total capacity
with valet service properly. 1f need be, let's talk.

- Bill

—emewQriginal Message=——m" :

From: Becky Bucar {mailto:beckyelsctahoe‘com}
gent: Tuesday, December 27, 2005 2:18 BPM

To: Bill Taylor; becky@lsctahoe.com

co: Jeffrey Mitchell; Craig Olson

~ubject!: RE:. Mammoth Hillside

Bill,

The design vehicle used to determine the 26-foot outside radius is a
S .



éssanger~vehiaiemwithmxhawig;Léwing dimensions:

.

idth = 7 feet
iy = 19 feet

or ccmparisen,purPQSes, the following are dimensions of common vehicles
hat might park inm the facility: ' .

cord Expedition: Length = 17.1 feet, Width = 6.6 feet

rord 350 Pickup: Length = 18.9 feet, Width = §.7 feet (single rear
sheel) or 8.0 feet (double rear wheel}l -
suburban: Length = 18.3 feet, Width = 6.7 feet

Toyota 4 Runnexr: Length = 15.8 feet, Width = 6.3 feet

gubaru Forester: Length = 14.7 feet, Width - 5,7 feet

Most of these vehicles would fit within the design vehicle dimensions’
evan with a-bumpex*mounted bike or ski rack. Howevexr, a bumpéxﬁmouhﬁad
pike or ski rack on a Suburban or Ford 350 Truck may exceed the design
vehicle lengths. Although it is relatively unlikely that such large
vehicles would need additional storage from a bumper-mounted rack, there
is a potential that & valet would be reéquired to park a vehicle with an
putside £ront overhang radius greaterx than 26 feet. However, it is
assumed that under valet parking conditions, the movement of vehicles
does not need to be as ngmooth® as under gelf park conditions. ' o

rherefore, the valets could maneuver a vehicle that is larger than ﬁh§ﬁ '

design vehicle in a. 26~foot 0utside'turn radius area, although it may .
require a three-point turn. However, as stated in our. letter, self-park
conditions should require the 30-foot ocutside radius.

as for your second question, I am not sure I understand. Are you
looking for the number of vehicles that can be parked under self~park
ond valet-park conditions? If so. this number would best come from the
ing lot designer after they redesign the iayout, although I can
pidvide you with a "rough" estimate. ’ ,

éecky

————eOriginal Message-—-"" - . .
fFrom: Bill Taylox Emailto:wtaylcx@ci.mammpthﬂlakes,ca;us]
gent: Tuesday, pecember 27, 2005 8:17 AM

co: becky@lsctahoe.com ‘ B

co: Jeffrey Mitchell; Craig Olson

Subject: RE: Mammoth Hillside

Becky,

Thanks for the tetter. It was thcroagh and answered most of'thei
questions that we had. We do have two questions. ‘

Do your minimum recommendations for turning radii for the valet scenario

congider bumper!receiver mounted ski and bike racks? The reasonh that we
gse a 307 outside radius as -a minimum is that at 26", the bumper is
essentially &craping the wall and there is no Ioom for protrusions from

the_standard vehicle prefile.
Dé you have an estimate for the total number of cars that can be §arked

in this garage under overflow conditions versus a standard layout of the
i"me number of spaces using valet parking under overflow conditions/

‘Thanks,

Bill



mesegriginal-Message===m=So . .. . A; ,

rrom: Becky Bucar1[mailto:baakyelsctahoe.ccm] T — S
Wednesday, December 21, 2005 4:54 FM° : ' -

becky@lsctahoe.com

: ( Jeffrey Mitchell

jubject: RE: Mammoth Hillside

Bill/Craig:

Attached is a letter assessing the Hillside proiect's parking layout.
The bottom line is that the applicant should be required to provide two
parking layouts: one assuming self-parking is occurring (off peak '
season)  and one assuming valet parking is occurring (peak season}. The
self parking'layout should show that it conforms to Town standards.
However, we have provided some exceptions for the valet parking layout.
Regiiélesa, the layout needs to be.revised to provide larger turning
Ia - ' ’ ) B 4 .

_wéqﬁave also identified the need for the project to provide at least 28
,tse;prark‘sgaaes under FPhase 1 under valet conditions.

'*I Qi11 pe out of the cffice until Tuesday, December-le-.If you need =
_immediate assistance before then, please contact Gordon. Otherwise, I'd
~ be happy to respond to comments/questions when I return. ‘

-Becky

amwe=Qriginal Messagew==~=

From: Bill Taylor {mailto:wtayloreci.mammoth»lakes.aa.ue}
.+: Wednesday, December 21, 2005 3:10 PM .

becky@lsctahoe.com : .

Ce: Craig Olson; Jeffrey Mitchell

Subject: REY Mammoth Hillside

Becky,

See the Municipal Code at www. townofmammothlakes.com. The specific
section reference is 17.16.050 M. We are concerned about functionality
as well as code conformance. There are many stalls that appear to not
meet dimension, packup, and other standards. The aisles do not meet
minimum width for two-way traffic, and turn radii appear to be
impossible without backing up. There may be other isgues as well. Our
design vehicle is a large SUV because of the number of our guests and
residents that use this type of vehicle. Please advise as to your
assessment of the functionality. -

Bill

wm=-=0riginal Measage-——=="

From: Becky Bucar {mailto:beckyalsctahoe.com}
 gent: Wednesday, December 21, 2005 2:05 PM
To: Bill Taylor — _

Subject: RE: Mammoth Hillside

Bill, . ,
1 am trying to wrap up our parking analysis for Mammoth Hilliside today.

7 low you gquote several Town design standards for parking lot layouts.
. @ these standards available on line? .

Thank you,
becky



»

————— Originai”ﬁgééaéﬁaﬁﬂﬁﬁ”“““”~mew - SO ju_;mwu__'
rrom: Bill Taylor {mailto:wtaylor@ci.mammoth*lakes‘ca.us} -
H- Tuesday, pecenber 20, 2005 7:59 AM .

o )eckyEIsctahoe.com' ' o

~c: Craig Olson '

subject: RE: Mammoth Hillside

Becky,

The plan set you are using is the same one that we have and no revisions
have been previded. It appears to us that the turn radii in the garage
aisles are insufficient to accommodate a full sized SOUV. We normally
look for a minimum 30' outside radius. Would you check the plans, '
especially at the entrance and ramp curves to see 1f they are workable?

Bill

***** Original Message~—=-~

from: Becky Bucar [mailto:becky@lsctahoe.cam}
Sent: Friday, December 16, 2005 9:33 AM

Te: Bill Taylor ' , :

Ccc: Craig Olson

Subject: RE: Mammoth Hillside

Has the applicant revised their parking plan based upon the original
comments identified in our peex review? Our initial review indicated
that the number of parking spaces shown oh the plans did not match the
: 1s identified. In addition, even with the valet parking, they were
i aing a parking shortfall, Finally, we had concerns regarding the
grades along the drive lanes. - :

1f they have made revisions, could we get a copy of the new plan? If
not, we will base our analysis on the plan Craig provided us on November
18, 2005. Becky o

w—m—=Original Message——"—~

From: Bill Tayloxr {mailtd:wtaylor@ci.mammoth-lakes.ca.us}
Sent: Wednesday, December 14, 2005 8:22 AM

To: becky@lsctahoe.com ‘

Co: Craig Olson : )

Subject: RE: Mammoth Hillside

Becky,

WE are working on our review of the project.. At this point, we don't
expect to take it to the commission this month. If we could get it by
the middle of next week for incorporation into our staff report, that
would be fine. ' ' . :

Thanks,
Bill

----- Original Message-==-="~

From: Becky Bucal {mailto:becky@lsctahoe.com]

- “=nt: Wednesday, Decemberx 14, 2005 8:22 AM

..+ Bill Taylox; pecky@lsctahoe.com; Craig Olson
Cc: Jeffrey Mitchell

Subject: RE! Mammoth Hillside

Bill,



can #ré§igé such an estimataf7wﬁﬁgﬁ&asw?ﬁﬁmﬁﬁéﬂﬁthémana&73£”?mwmww"““Mw"“wmw'

memmQriginal MessageTTTo o :

rrom: Bill Taylox {mailta:wtaylor@ci.mammpth~lakas.ca.us}
lent: Wednesday, pecember 14, 2005 T:41 AM

to: becky@lsctahoe.com; Craig Olson

ey Jeffrey Mitchell .

3ubiject: RE: Mammoth Hillside

5e¢l_‘.‘¥:

Back in November, when we were scoping this review, we asked for a
comparison of the capacity of this garage with a standard design (Town
dimensions of 9X18 stalls and 24' back-up) garage, assuming valet for
poth. Because of the reductions from Town standards in the NVSP, it
requires valet service when the capacity of the parking is exceeded.
_This provides some flexibility in crowded conditions. Specifically, it
Cgays: o S AP - ,

U npll projects shall have a minimum of 3 check~in spaces and ,
. guest access to a minimum of 10% of the total number of parking spaces.
parking management, such as valet parking, shall be provided when :
parking demand exceeds parking supply.” : o

it a?gears that by basing their whole parking program on valet, they
have reduced their ability to respond to fiigher demands. Can you givé
us.;n_estimate? _ - _ _ oo

se contact me if you have any questions.

Biil

wmmm=Opiginal Megsage——~== -

From: Becky Bucar {mailte:beckyalactahae.cqm}
gent: Tuesday, December 13, 2005 10:31 AM
Ta: Craig Olsoni 'Rebecca Bucar {(E-mail)’

Cec: Bill Taylori Jeffrey Mitchell

Subject: RE: Mammoth Hillside

The proposed parking layout "pushes™ the design of stacked parking

further than other similax projects with which LSC is familiar. while

the physical length and width of the spaces‘identified for each vehicle
is reasonable, access to approximately nine of these gpaces would
require moving at least two vehicles before the third can be retrieved.
As stated in our November 30, 2005 letter, this will result in long
delays for drivers wishing to retrieve their car, and increase the
potential for minor accidents to vehicles. In addition, many Spaces are
Jocated adjacent to columns such that the valet driver would be unable
to open the driver's door to exit or enter the vehicle, requiring the
valet to crawl out the passénger gide door,

pecause of this layout, there will be operational parking issues, in
terns of increased delay and inevitable damage to vehicles. During peak
periods {when the capacity of the parking area without tandem parking is

-ceaded), the facility will need to operate on a wo4 /7" valet parking
~ogram with a relatively high number of valets during peak times, in
order to avoid very long waits by parking patrons.

The key guestion is whether these issues are strictly an internal
..... problem for the prqject, or are instead a public problem. It could be

.......................................... e R



argued—that deiayswandm?dgormdingﬂzwaxewggmigternal‘problem.among,gugsts

and employees of the project, and that it is only & publig problem Lf — = e

guests or employees avoid parking within the facility because of these
is 18, thereby causing ngpillover” parking problems for other nearby
pr.._ 2cts. According to their existing parking plan, the triple parking
would only be required on very few peak days per year, as triple parking
only occurs when the 1ast four vehicles are parked {this number is
subject to change as our first review of the parking layout revealed a
shortfall of parking supply). It is unlikely that this episodic delay
will result in customers deciding to park elsewhere. Howevear, the Town
could require the project to monitor parking conditions in adjacent
parking areas SO that parking spillover issues can be identified.. if
parking spillover is found to occur, mitigation such as the construction
of off-site employee lots or parking enforcement (paid for by the
project) could be required. '

We would suggest that the Town. does not want to get into the issue of
regulating column placement -- in reality, many structured parking
facilities operate adequately even though some spaces are adjacent to
columns. : : . . : e :

‘Regarding aisle dimensions, we have no problem with narrow dimensions
when valet parking is in effect. The project applicant, however, should
show how the Town‘s_parking dimensions are met when self-parking is '
occurring {i.e., no tandem parking). Single—~lane two-wWay drive aisles
should not be allowed during self-parking. B . B

The grades along the drive lanes are also an issue of concern.
Subsequent to the preparation of our second peer review (Decembér 5,
2005%), Peter pernasconi indicated that grades of 12 percent or less
should be maintained within the parking structure. ’ .

Fiase call if you have questions,
E.: kY .

Rebecca L. Bucar, P.E.

Project Engineer _ : '
1LSC Transportation Consultants, Inc.
2690 Lake Forest Rd. / PO Box 5875 -
Tahoe City, california 96145

p: (530)583-4053 F: {530) 583-5966
becky@lsctahoe.com

w—m—=QOriginal Message——mm" ' o
From: Craig Olson {mailtc:cclson@ci.mammoth—lakes.ca.us}
Sent: Monday, pecember 12, 2005 B:26 AM

To: Rebecca Bucar {E~mail}

Ce: Bill Taylor; Jeffrey Mitchell

Subject: Mammoth Hillside

Becky: Your December 5, 2005 Peer Review of the LSA Report did not
mention the snderstructure parking layout. We have concerns related to
the location of spaces adjacent to support pillars, the tandem and '
3-space stacking of spaces, the one-way drive aisles (15 to 16 feet in
width), and clear backing distances. I will be asking the project
architect about these concerns and whethér they can give us information
as to where this type of parking lay out has worked successfully. Can
you give us your thoughts. Craig

R
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“MAMMOTH HILLSIDE
TRAFFIC IMPACT ANALYSIS

INTRODUCTION

The purpose of this Traffic Impact Analysis (TIA) is to assess potential circqia_ﬁon impacts associated
with the development of the. Mammoth Hiliside project on the existing circulation system of the Town
_of Mammotb Lakes (Town).

This report will focus on the short-range (near-term) impacts of the Mammoth Hillside project. The
existing typical winter Saturday condition will be considered to be the baseline condition in this TIA.
This analysis provides an assessment of the Mammoth Hillside traffic impacts and the determination
of traffic mitigation as required for California Environmental Quality Act (CEQA) compliance.

PROJECT DESCRIPTION - _ _
The Mammoth Hillside project is located north of Lake Mary Road, south of Hillside Drive, west of
Canyon Boulevard, and east of Lakeview Boulevard. Phase 1 of the projectconsiéts of 103 studio/

. one-bedroom condominium units, 52 two-bedroom condominium units, 34 three-bedroom
condominium units, 4 four-bedroom condominium units, 37 employee housing units, and 5,800
square feet of retail use. Phase 11 of the project consists of 26 three-bedroom townhome units and 15
two-bedroom townhome units. Access to the project site will be provided via full-access driveways
on Canyon Boulevard (primary access), and Lakeview Boulevard. The location of Mammoth Hillside
is shown in Figure 1. The project site plan is illustrated in Figure 2.

METHODOLOGY.
The analysis of traffic impacts examines the following conditions:

1. Existing conditions ' ' _
5. Cumulative baseline (existing plus approved projects) conditions
3. Cumulative plus project conditions

Typical winter Saturday peak-hour baseline conditions were used to analyze traffic impacts for the
existing and cumulative (existing plus approved project) conditions. The design day used in this study
is a typical winter Saturday, which occurs 15-20 times a year. In the context of standard engineering
practice, even the typical winter Saturday represents a conservative approach to traffic planning and
mitigation, Typical winter Saturday peak-hour traffic counts previously conducted by the Town and
other approved traffic studies were utilized. For intersections where existing traffic counts were not

- available, LSA extrapolated existing counts from other adjacent intersections and traffic counts from
the Grayfox Planned Unit Development Traffic Analysis (October 22, 2004) prepared by LSA as
wellas the General Plan Update Traffic Analysis (November 2004) prepared by LSC Transportation
Consultants, Inc. '

PAEOF530Traffic Impact Analysistrevisedi 1-8-0S).doc «11/09/05» _ Y
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‘LA ASROCIATES, ING. ' ' e ARAFEIOAMEACT-ANALYEIE
ROVEMBER 2068 MAMMOTH HILLBIDE
TOWN DF MANMOTH LAKES, CALIFORNLA

The study area intersections are as follows:

1. Minaret Road/Main Street-Lake Mary Road
2. Minaret Road/Forest Trail |

3. Canyon Boulevard/Lake Mary Road '

4. Lake Mary Road/Lakeview Boulevard

5. Canyon Boulevard/Hillside Drive

6. Lakeview Boulevard/Hillside Drive

7. Lakeview Boulevard/Canyon Boulevard

Figure 3 shows the location of the sé_ven study area intersections as well as the Town'é General Plan
Roadway Classifications for the surrounding circulation system. )

A cumulative scenario has been included in this analysis to account for traffic from approved
development projects that would be added to the existing circulation system. A list of approved

projects was supplied by the Town staff. Nine development projects have been identified by the Town
as anticipated to be developed within the near future. L :

Peak winter Saturday daily and p.m. peak-hour trips were generated for the proposed Mammoth
Hillside project using standard trip rates from the Town and the Institute of Transportation Engineers -
(ITE), Trip Generation Manual, 7th Edition. The Town’s trip rates have been developed with the
specific goal of providing analyses of the interrelated issues of land use, transportation demand, and.
air quality. Trip distribution percentages were determined based upon review of approved traffic
studies for the Intrawest Master Plan and North Village Specific Plan.

LEVEL OF SERVICE STANDARDS

The Town's level of service (LOS, which is defined using letter grades A-F) standard for-
itersections is LOS D, which corresponds to a volume-to-capacity (v/c) ratio of 0.90 for signalized
intersections. An intersection is considered satisfactory when it operates at LOS A-D: An
unsignalized intersection would be considered deficient if an individual minor street movement
operatesat LOSE or F and total minor approach delay exceeds four vehicle hours for a single-lane
approach and five vehicle hours for a multilane approach, consistent with the General Plan Update
Traffic Analysis prepared in November 2604 by L.SC Transportation Consultants, Inc.

Methodology

Roadway operations and the relationship between capacity and traffic volumes are generally
expressed in terms of LOS. These levels recognize that, while an absolute limit exists regarding the
amount of traffic traveling through a given intersection {the absolute capacity), the conditions that
motorists experience rapidly deteriorate as traffic approaches the absolute capacity. Under such
conditions, congestion is experienced. There is general instability in the traffic flow, which means
that relatively small incidents (e.g., momentary engine stalls) can cause considerable fluctuations in .

PAEOFS30 Traffic Impact Analysis(revised! 1-8-05).doc «1 LIO905» 4.
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speeds and delays. This near-capacity situation is labeled LOS E. Beyond LOS E, capacity has been

exceeded, and arriving traffic will exceed the ability of the intersection to accommodate it. An
upstream queue will then form and continue to expand in length until the demand volume again-
declines. . G

A complete description of the meaning of LOS can be found in the Transportation Research Board:
Special Report 209, Highway Capacity Manual. The Manual establishes LOS A-F. Brief descriptions
of the six LOS, as abstracted from the Manual, are shown in Table A. The LOS criteria for -
unsignalized and signalized intersections are shown in Tabie B. el

For all study area intersections, the 2000 Highway Capacity Manual (HCM 2000) aﬁalyéis'

methodologies were used to determine intersection LOS. All LOS were calculated using the Traﬂ'ix _

Version 7.7 software, which uses the HCM 2000 methodologies.

Table A: Intersection LOS Descriptions

BN

LOS ' Descn'pfién

-l drivers find freedom of operation. o L

“TThis service level represents stable operation, where an occasional approach phase is fully -

B |utilized and a substantial number are approaching full use. Many drivers begin to feel
restricted within platoons of vehicles. . : S

This level still represents stable operating conditions. Occasionally, drivers may have to

vehicles. Most drivers feel somewhat restricted but not objectionably so. .

This level encompasses a zone of increasing restriction approaching instability at the
intersection. Delays to approaching vehicles may be substantial during short peaks within
the peak period; however, enough cycles with lower demand occur to permit periodic
clearance of developing queues, thus preventing excessive backups. ' _
Capacity occurs at the upper end of this service level. It represents the most vehicles that
E |any particular intersection approach can accommodate. Full utilization of every signal
cycle is seldom attained no matter how great the demand. .

This level describes forced-flow operations at low speeds, where volumes exceed capacity.
These conditions usually result from queues of vehicles backing up from a restriction

F |downstream. Speeds are reduced substantially, and stoppages may occur for short or long
periods of time due to the congestion. In the extreme case, both speed and volume can drop
to Zero. '

&

AMALYALE .. ; B
MAMMOTH HILLEIBE -

No approach phase is fully utilized by traffic, and no vehicle waits lenger than one red ]
A |indication. Typically, the approach appears quite open, turns are mad@ easily, and nearly all :

C | wait through more than one red signal indication, and backups may develop behind turning - -

e,
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Table B: Level of Service Parameters -

Signalized Intersections Unsignalized Intersections |
" Level of Service | Delay (seconds) _ Delay (seconds)
A . %100 _ <10.0
B > 10.0and <20.0 > 10.0-15.0
C >20.0 and <35.0 - > 15.0-25.0
) >35.0end<55.0 >25.0-35.0
[ E > 55.0 and < 80.0_ - > 35.0-50.0
I _F > 80.0 , > 50.0

Si.gnaii'zédiatefsectim.:s and Unsiﬁﬁaﬁud'lntersmibns

LOS for signalized and unsignalized intersections are determined using the methodology set forth in
the 2000 HCM, where the calculation of LOS is dependent on the occurrence of gaps in the through
eraffic flow of the major street. Using data collected describing the intersection configuration and
sraffic volumes at the study area intersections, the delay (in seconds per vehicle) of each minor street
or major street conflicting movement is estimated. These delays are used to calculate the
intersection’s average delay per vehicle, which is used to determine the intersection LOS. It should be
noted that at two-way, stop-controlled intersections, the intersection delay refers only to the delay
experienced by vehicles on the stop-controlled minor street. As a result, at locations where a higher
volume of through traffic is experienced on the major street, fewer gaps will be experienced in the
through traffic flow of the major street. As a result, the addition of only one or two vehicles to the
stop-controlled minor street could result in the rapid deterioration of LOS at that intersection,
although most vehicles at the intersection do not experience any delay.

It should be noted that the LOS threshold at unsignalized intersections can be easily exceeded when
only a few vehicles experience a delay greater than 50 seconds. Furthermore, application of this
threshold would substantially increase the frequency of identified failure of intersections, along with
the need for intersection improvements. For these reasons, the Town has identified unsignalized

intersection LOS standards that allow greater delay on low-volume approaches. These thresholds of
significance identify a deficiency if the approach delay exceeds four vehicie-hours for a single-lane
approach and five vehicle-hours for a multilane approach. This threshold has the advantage of being
relatively easy to calculate as well as to explain to the public. For example, it could be summarized as
follows: “A deficiency is only found for a side street with two approach lanes when the average
number of cars waiting at the stop sign exceeds five over the peak hour.” Therefore, as delay exceeds
the 50-second threshold, the four vehicle-hour and five vehicle-hour standard applies. '

The peak-hour factor along Main Street from Old Mammoth Road to Lake Mary Road and along Old
Mammoth Road from Main Street to Meridian is 0.95, and a peak-hour factor of 0.90 was used for all
other intersections to be consistent with the LSC General Plan Update Traffic Analysis. :

! If the intersection exceeds these criteria, the hourly total criteria (four vehicle-hours) standard
applies. ' .

. PABOFS30\Traffic Impact Anaiysis(revised]1-8-05) do¢ «L HO9Sy o . TR, . 7
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EXISTING (WINTER 2003) CONDITIONS
Figure 4 presents the existing number of lanes and intersection control for the study area

intersections, Figure.5 shows the existing typical winter Saturday peak-hour traffic volumes at each

study area intersection. Existing LOS at study area intersections are shown in Table C.

Table C: Existing (2003) Typical Winter Saturday Intersection LOS

Intersection "Delay (sec) LOS

1. Minaret Rd./Main St.-Lake Mary Rd. 20.0 C
2. Minaret Rd./Forest Trail* T 524 R
3. Canyon Bivd./Lake Mary Rd. 1 10.0 A
4. Lakeview Bivd./Lake Mary Rd.* 34.3 D
5. Canyon Blvd./Hillside Dr.* : 99 A
€. Lakeview Blvd./Hillside Dr.* 10.1 A
7. Lakeview Bivd./Canyon Blvd * 14.9 B

Notes: ‘

* = unsignalized intersection

Shaded = unsatisfactory LOS

As shown in Table C, all study area intersections currently operate at satisfactory LOS in the existing
condition with the exception of the unsignalized intersection of Minaret Road/Forest Trail. This
intersection currently operates at LOS F due to the delay conditions experienced on the minor street
(i.e., Forest Trail). The major street approach at this intersection will experience minimal delay.
Although the approach delay exceeds the four vehicle-hour threshold, a roundabout at this
intersection is a committed mitigation for the North Village Specific Plan.

CUMULATIVE (EXISTING PLUS APPROVED PROJECTS) CONDITIONS

To forecast background traffic conditions, traffic volumes from approved projects in the vicinity of
the Mammoth Hillside project were added to existing traffic volumes. A list of approved projects was
provided by the Town. The following projects in the vicinity of the Mammoth Hillside project are

inciuded:

| North Village (Phase 1, West of Minaret Road): 285 high-density seasonal dwelling units and
73,260 square feet of retail/commercial :

Juniper Crest: 27 high-dénsiry seasonal dwelling units

Crooked Pines: 24 high-density seasonal dweiliﬁg units

snowcreek: 120 high-density seasonal dwelling units

Mammoth Middle School: expansion of the existing middle school

Mammoth College and Cultural Center: expansion of the community college to 500 students

R

Westin Hotel (The Monache): 230-room resort hotel with 4,000 square feet of restaurant use

PAEOFS30\Fraffic Impact Analysis(revisedt 1-8.05).doc w) 1/0%/05» : . 8
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CHATER. ANG... TRAPFIC IMPACT ANALYSIS
oo A H-HE LA BB -

NOVEMBER 28885 . - .
TOWN OF MAMMOTH LAKES, CALIFORNLIA

8. 8050 Timeshare Condominiums: 23 high-density seasonal dwelling u#its
9. Tallus Timeshare Condominiums:_ 19 high-density seasonal dwelling units

Table D shows the trip generation of each approved project. Where available, trip generation -
estimates were obtained from traffic studies prepared for the approved projects. Traffic studies were
not availabie for the Crooked Pine or Snowcreek projects. Trips were generated for these projects
using trip rates from the Mammoth Lakes Transportation Model (MTM). The location of the.
approved projects, along with the traffic volumes contributed to study area intersections by the
approved projects, is illustrated in Figure 6.. ' ' .

Table D: Approved Projects Trip Generation

,- . : Satuyrday Peak Hour
| _ Land Use _ ADT In Out Total
1. North Village Phase One’ 3,482 208 181 | . 389
7. Juniper Crest’. 216 14 7 21
3. Crooked Pine” _ : 192 12 6 | 18 i
4. Snowcreek” ‘ 960 60 30 o0 '
% Mammoth Middle School Expansion’ — - e —
& Mammoth College and Cultural Center’ 40 6 2 8
7. The Monache 1,840 . 97 64 161
8. 8050 Timeshare Condominiums® | 184 6 | 7 23
9 Tallus Timeshare Condominiums’ ‘ 152 13 6 19
Total Approved Projects 7,066 |- 426 303 729

Sources: . . : .

T North Village Specific Plan Existing Plus Project Traffic Impact Analysis, LSA Associates, Inc., December 1999 and
Mammoth Master Transportation Plan Modeling Suppori, RKIK & Associates, Inc., August 1998, )

2 Juniper Crest Traffic Impact Analysis, LSA Associates, Inc., September 2001,

3 Daily uip generation based on MTM. The p.m. peak-hour rates were developed based on the proportional relationship
of the daily and p.m. peak-hour rates for the respective land uses as shown in the ITE Trip Generation, 7th Edition.

4 This land use will generate a nominal number of trips during the Saturday peak hour. '

S Traffic Impact Analysis and Parking Study, LSA Associates, Inc., February 2002. One-half of the 1,000-stadent college
is expected to be built out in the cumulative condition. Saturday trips are expected to be 10 percent of the weekday

peak hour.
ADT = gverage daily traffic

Traffic generated by the approved projects was added to existing traffic to arrive at the cumulative
baseline condition. The cumulative baseline traffic volumes at each intersection are illustrated in
Figure 7. A level of service analysis at study area intersections was prepared for the cumulative
baseline condition. The LOS calculations include the implementation of mitigation measures
associated with the Village at Mammoth project (i.e., southbound dual left-turn lane at Minaret
Road/Lake Mary Road-Main Street and the roundabout at Minaret Road/Forest Trail). The LOS are

shown in Table E.

PAEOFS30\Treffic kmpact Anslysis(revised] 1-8-05).doc «11/09/05» 11
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HOVEMBER 2808 i . MAMMOTH HILLIIDE
TOWN OF MAMMGTH LAKES, CALIFORNIA

Table E: Cumulative Typical Winter Saturday _!ntgrggg_ti@_n_Levels of Service

Intersection Delay (sec) LOS |

1. Minaret Rd/Main St.-Lake Mary Rd. - 304 C |
2. Minaret Rd./Forest Trail* 9.8 A |
3. Canyon Blvd./Lake Mary Rd. 11.3 B -
4. Lakeview Bivd./Lake Mary Rd.+ !
5. Canyon Blvd./Hillside Dr.+ 9.9 A
6. Lakeview Blvd./Hillside Dr.+ 10.1 B 1
7 Lakeview Blvd./Canyon Blvd.+ 14.9 B 1
8. Canyon Rd./Primary Access Driveway+ 12.7 B 1

Notes: S

* &= roundabout

+ = unsignalized intersection

Shaded = unsatisfactory LOS

As shown in Table E, the unsignalized intersection of Lake Mary Road/Lakeview Boulevard is
forecast to operate at unsatisfactory LOS in the cumulative condition. Based on an analysis, the
intersection also exceeds the four vehicle-hour criteria. :

PROJECT TRIP GENERATION

Project trips were generated based on the land uses of the proposed project. Winter Saturday daily
and peak-hour trips were generated for the proposed Mammoth Hillside project using trip rates from
the MTM and the ITE Trip Generation Manual, 7th Edition. The MTM was developed with the
specific goal of providing analyses of the interrelated issues of land use, transportation demand, and
air quality. Trip rates from the MTM were used to develop daily trip forecasts. Peak-hour traffic
volumes were derived from peak-to-daily ratios and in/out splits for similar land uses from the ITE
Trip Generation Manual, Tth Edition. The project trip rates and trip generation are shown in Table F.

As shown in Table F, the proposed Mammoth Hillside project generates approximately 2,480 daily
trips and 201 peak-hour trips. Due to the close proximity of North Village and the gondola to the
proposed project, LSA has assigned approximately 30 percent of the project-related trips to these
amenities. All project-related trips destined to the Canyon Lodge (via gondola) or North Village
would be considered pedestrian trips. Therefore, the trip generation has been adjusted to account for -
pedestrian traffic.

CUMULATIVE PLUS PROJECT CONDITIONS

The project trips were distributed to the surrounding circulation system based on the location of
activity centers in the Town and the location of the proposed project in relation to the Town’s
recreational and commercial areas. The trip distribution and project trips at study area intersections
are illustrated in Figure 8, As shown in Figure 8, 20 percent of the project trips are destined north via
Minaret Road, 10 percent are destined west via Canyon Boulevard, 10 percent are destined south via

PAEOFS3(0\TrafTic Impact Analysis(revised] §-8-05)doc «1 1/05/05» 14 .
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-

Table F: Mammoth Hillside Trip Generation

_ ‘Weekend Peak Hour
Land Use Size | Units ADT' In‘ | Out Total
Trip Rate
Residential Medium Density (MF), DU 10.000 | 0.437 | 0373 | 0.810
Townhome ' ' - -
Residential Medium Density (MF), ' DU 9.000 0394 | 0335 | 0.729
Condominium : ‘
Employee Housing . DU 9.000 103941 0335 | 0.729
Retail’ ' . TSF - - - -
Trip Generation ‘ ~ ' .
Mammoth Hillside .
Residential Medium Density (MF), Seasonal | 41 | DU 410 18 15 33
(Townhomes) ' : : . 1
Residential Medium Density (MF), Seasonal | 193§ DU 1,737 76 65 | 141
(Condominiums) ' ' :
Residential Medium Density (MF), 37 DU 333 15 | 12 27
Year-round (Employee Housing) ‘ B
Shopping Center 581 TSF - - - -
Total Trip Generation 2,480 169 92 201
Notes: R '
! otc%_rip rates taken from the Town of Mammoth Lakes, Mammoth Transportation Model, Table 51 . RKJK & Associates,
inc. ' '
2 peak-to-daily ratios and in/out splits derived from trip rates contained in the Institute of Tmnspomtidn Engineers, Trip
Generation, 6th Edition, ' .
3 Traffic is not generated for the retail portion of the project. Trips are considered 1o be internal to the Hotel trip
generation. ’ .
DU = dwelling unit
MF = multifamily
TSF = thousand square feet -
PEOFS30\Traffic impact Analysisirevised] 1-8-05).doc «f 1/0S/0S» _ : 15
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NOVEMBER 2035 ‘ ‘ MAMMOTH HILLIIDE
TOWN OF MAMMOTH LAKES, CALIFORNIA

Minaret Road, 30 percent destined east via Main Street, and 30 percent ad}acent to the project site.
Cumulative plus project traffic volumes are shown in Figure 9. LOS at study area intersections were
analyzed and are shown in Table G. ' : :

T#ble G: Cumulative Plus Project Typical Winter Saturday Intersection LOS

Cumulative Cumulative + Project

, Intersection Delay (sec) | LOS Delay (sec) LOS
1. Minaret Rd./Main St-Lake MaryRd.. 304 C 38.7 D
2. Minaret Rd./Forest Trail* 9.0 A 95 - A
B 12.0 B

3. Canyon Blvd./Lake Mary Rd. 11.3
4. Lakeview Blvd./L.ake Mary Rd.+ h
with mitigation

S AT N e

100

5. Canyon Blvd /Hillside Dr.+ 9.9 A B
6. Lakeview Blvd./Hillside Dr.+ 10.1 B 10.1 B
7 Lakeview Blvd./Canvon Blvd.+ i4.9 B 15.3 C
8. Canyon Rd./Primary Access Driveway+ - 12.7 B 16.0 C

Notes:

* = poundabout

+ = unsignalized intersection

Shaded = unsatisfactory LOS

As shown in Table G, the Lakeview Boulevard/Lake Mary Road intersection is forecast to operate at
LOS F in both the cumulative baseline and cumulative plus project conditions. Implementation of the
project will contribute to the deficiency at this intersection. Mitigation to achieve acceptable LOS at
the Lakeview Boulevard/Lake Mary Road intersection would be to restripe the existing southbound
approach (i.e., a shared lefi- and right-tumn lane) to provide a dedicated southbound left and dedicated
southbound right. It should be noted that in practice, vehicles do approach Lake Mary Road in two
Janes, with stacking available for about three to four vehicles. The recommended mitigation will
formalize this operation. '

INTERNAL CIRCULATION/PROJECT ACCESS

The operation of the ingress and egress locations of the project site along Canyon Boulevard and
Lakeview Road has also been evaluated. As illustrated in Figure 10, three access driveways will be
provided at the project site. Primary access to the condominium and employee housing units is
provided via a full-access driveway on Canyon Boulevard. Secondary access locations are provided
on Lake Mary Road and Lakeview Boulevard. However, the driveway located at Lake Mary Road
will provide access for service vehicles; therefore, no project traffic has been assigned at this location.
The access driveway off Lakeview Boulevard will provide access for the townhomes. The primary
access location off Canyon Boulevard has been analyzed as part of the cumulative plus project LOS
analysis. : .

PAEOF530NTrafTic mpact Analysis(revised] 1-8-05.doc «1 1/09/05» : _ 17
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HOVEMBER 1808 MAMKOTH HILLSIDE
: TOWN OF MAMMOTH LAKES, CALIFORNIA ©

An HCM analysis was prepared for the unsignalized intersection of Canyon Road and the primary
access driveway. Based on the project trip assignment of the condominium and employee housing at
this intersection, this access Jocation is forecast to operate at an acceptable LOS (LOS C, 16.0

" seconds of delay) in the cumulative plus project condition. This analysis incorporates the existing
improvements on Canyon Boulevard (i.e., no turm lane), ' : '

Although the previously noted LOS at this intersection is acceptable without a center left-turn lane,

the number of conflicting left-turn movements against the peak traffic returning from Canyon Lodge

warrants incorporation of a center turn lane. It is recommended that a left-turn pocket be implemented
" such that left-turning vehicles can wait/store to enter the project site without blocking the northbound

- through traffic on Canyon Boulevard.
LT .Si-nce"t_hé pﬁmary écwss'dﬁx}émy is located within a curve, the stopping sight distance based on the
= radius of the curve, design speed, and superelevation of Canyon Boulevard was analyzed. Based on =

| . distance of 120 feet from the driveway be relatively free of obstructions (i.e., walls or landscaping) is
= recommended. This is illustrated in Figure 11. Sight distance/visibility to the north is adequate.

PARKING | ” | 3
_ Parking for the Mammoth Hillside project is required per the adopted North Village Specific Plan
(2000). The evaluation of required parking is outlined in Table H: :

Table H: Phase I Parking Program

_ Phase I Parking Program ' _
Quantity Project Product Parking Ratio Required Parking Spaces
65 "~ Studio/condominium 1 space/unit , 65 spaces -
38 1-bedroom condominium 1 space/unit 38 spaces
0 2- bedroom with lock-off 1,75 space/unit 1. 35spaces
32 2- bedroom ¢ondominium | space/unit 32 spaces
12 3- bedroom with lock off 1.75 space/unit 21 spaces
20 3- bedroom condominium 1.75 space/unit 35 spaces
4 4- bedroom condominium 1.75 space/unit 7 spaces
2 3- bedroom penthouse . 1.75 space/unit 3.5 spaces
193 . Total units (225 keys) - Subtotal 236.5 spaces
37 Employee housing, : 24.4 spaces’
residential, and services (1-
bedroom units) . - _
Total spaces required 261 spaces
i 3qi%??s?e%r;u;ﬂa number of spaces if all service areas are mitigated for employee housing and resuitant associated parking.
,,,,,,,,,,,,,,,,,,,,, e Al DB AGE AT OIS+ o 20
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The full Phase I requirement of 261 spaces is provided within three levels '.of an underground

structure. Use of tandem or stacked vehicles is proposed. All parking will be managed through & valet

system operated seven days a week, 24 hours per day. Self-parking will not be provided. A full
description of the valet parking administration and operation has been provided in & separate report.
This report addresses staffing requirements, safety, and emergency procedures. - '

Other parking criteria.contained in the North Village Specific Plan or Final EIR for North Village
(1999, page 5.4-43) include a minimum of 1.05 parking spaces per key and a contingency parking
plan requirement of 1.2 or more parking spaces per unit through the use of alternative parking

approaches.

The propdsed Mammoth Hillside projectpréposes‘ a maximum 225 keys and therefore a minimum
requirement of 236 parking spaces. This requirement is met with the project. The criteria of 1.2
spaces per unit would require 231.6 spaces and is also met with the project, along with the
incorporation of alternative parking approaches such as valet operation and tandem parking.

The followihg table summarizes the Phase Il Parking Program.

Table I: Phase I Parking Program

Phase Il Parking Program _

Quantity Project Product ' Parking Ratio Required Parking Spaces
15 Studio/condominium 1 space/unit 26.235 spaces
15 1-bedroom condominium 1 space/unit 15.0 spaces
11 2.bedroom with lock-off - 1.75 space/unit 19.25 spaces.
4} Total units (41 keys) sub-total 60.50 spaces
37 Employee housing, 12.15 spaces
residential, and services (1-
bedroom units)
Total spaces required | - 73 spaces

The other criteria of 1.05 spaces per key and 1.2 spaces per unit are also met with the 73-space
requirement. The total number of parking spaces required for Phase I and Phase 1] is 334 spaces, and
is met with the implementation of the proposed Mammoth Hillside project. '

MITIGATION MEASURES |

In order to mitigate the project’s impact to the Lakeview Boulevard/Lake Mary Road intersection,
restriping the existing southbound approach to provide a dedicated southbound left and dedicated
southbound right is recommended, This mitigation measure is consistent with the Town’s General
Plan Update Traffic Analysis prepared in November 2004 by LSC Transportation Consultants, Inc.

In addition, as a project feature, it is recommended that Canyon Boulevard be widened 10 feet to
provide a northbound left-turn lane to serve the project access.

PAEOF530VErafMic Impact Analysisirevised11-8-05).doc «} 1/09/5» : : 22
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CONCLUSIONS

Based on results of this analysis, the Mammoth Hillside development of 271 residential units and
5,800 square feet of retail use with recommended improvements can be implemented without
significantly impacting the surrounding roadway system. The evaluation of study area intersection
delay shows that the addition of project traffic to the cumulative condition will not create any
significant adverse impacts that cannot be mitigated. '
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